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1 | Introduction 

 

 

 

1.1 Rationale 

Over the last few years, the conversion of land in Vietnam from agricultural to 

non-agricultural uses for industrialization and urbanization has become a hot 

topic, attracting attention not only from land administrators, but also from the 

media, politicians, and local communities. Many have raised questions on 

whether land conversion, occurring through the mechanism of land acquisition 

by the government, is a fair process as well as whether or not this process creates 

opportunities for local development. These questions illuminate suspicions 

surrounding the practical implementation of land conversion as well as the local 

consequences. While many perceive the benefits of land conversion and so 

support further action, others assume that the central government should re-

think land conversion policy and its mechanism because of inequitable and 

unsustainable impacts. I witnessed these contrasting perspectives at a national 

conference organized by the Center for Rural Development (or CRD) in Central 

Vietnam in 2008. Here, both social activists and researchers opposed land 

conversion because of the livelihood consequences, forced displacement, and 

social tensions that occur as a result. In contrast, policy makers generally tend to 

support land conversion because, according to them, this process is necessary as 

it makes land available for economic development (Author’s notes, 2008). These 

controversies in regard to land conversion and acquisition, to some extent, are 

related to a common phenomenon taking place in most of the global South: land 

grabbing. 

The term ‘land grabbing’ is generally used to describe the processes of 

land acquisition, through the purchase or lease of large portions of land, by 

foreign states, transnational corporations or investors in developing countries 

(Kaag and Zoomers, 2014; Cotula, 2009). The current land grab discussion 

largely focuses on farmland being converted from smallholdings to large-scale 

agriculture for the production of food and bio-fuels for export (GRAIN, 2008). 

Much land, however, is lost in other ways, such as through the expansion of 

urban areas and the creation of peri-urban areas as well as infrastructural 

development that takes place in many parts of the less-developed world 
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(Zoomers, 2010). It is in this latter sense that Vietnam experiences the massive 

transfer of land. However, the question remains whether or not land acquisition 

for urbanization in a socialist country such as Vietnam fits the stereotypical 

representation of land grabbing.  

Urbanization often goes hand in hand with a growing demand for 

housing, urban infrastructure and other facilities that are necessary for 

sustainable urban development. This has created numerous pressures on land, 

especially in peri-urban areas where land, traditionally used for agriculture, is 

still available and is cheaper than urban land. In order to procure land, when and 

where needed, the government of Vietnam uses the mechanism of compulsory 

land acquisition as a policy tool. As a direct result of government action, 

hundreds of thousands of households have lost their homes, their land, and at 

times their livelihoods. Therefore, central issues in land policy debates in recent 

years deal with the consequences of land loss as well as the principles and 

processes of equitable compensation for affected people.  

The aim of this dissertation is to provide a better understanding of the 

processes of land acquisition for urban development and the implications for 

equitable and sustainable development in Vietnam. In particular, special 

attention is given to an in-depth study in the mid-sized city of Hue in Central 

Vietnam to understand how land acquisition for urban expansion impacts the 

livelihoods of those whose land is acquired. In addition, in the context of the 

debates on equitable and sustainable development, it is important to take a 

deeper look at the effectiveness of the current financial compensation packages 

for livelihood reconstruction, as the Vietnam government believes that the 

existing compensation framework significantly contributes to improving the 

livelihoods and living standards of affected households. Finally, this study also 

deals with the social tensions that result from land loss by looking at how people 

react when faced with compulsory land acquisition and whether their reactions 

significantly influence decision-making processes. 

As land acquisition for urban expansion is at the intersection of various 

academic and policy debates, the next section introduces two important 

theoretical considerations for this research: urbanization and peri-urban 

transformation, and land acquisition for urban development.  
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1.2 Urbanization and peri-urban transformation 

The term urban refers to the character of a place based on several interrelated 

factors, namely population size, population density, economic and social 

organization, and administration, among others.  The term urbanization refers 

to the process by which a place assumes that urban character (Frey and Zimmer, 

2001). Urbanization occurs as a country’s key sectoral composition shifts away 

from agriculture to industry and services and as technological advances in 

domestic agriculture release labor whereby former agricultural laborers migrate 

to cities. It is a finite process experienced by all nations in their transition from 

an ‘agrarian’ or ‘traditional’ to an ‘industrial’ or ‘modern’ society (Ledents, 1982; 

Henderson, 2002).  

Looking at aspects of the urbanization process, Schnore (1964) proposed 

three distinct but related components: i) urbanization as behavioral change 

whereby people acquire certain patterns of behavior such as urban ways of 

thinking and urban values as they adopt an urban lifestyle; ii) urbanization as 

reorganization of economic activities through the structural shift or transition 

from agriculture to non-agricultural activities as a dominant source of 

employment. As the country becomes more and more urban, the role of 

agriculture as a source for livelihoods becomes less and less important. This 

conception also emphasizes that urbanization is not a mere in-situ shift of labor 

from agriculture to non-agricultural sectors. It involves the movement of people 

from traditional, rural communities where agriculture is central in their lives to 

modern, urban communities where activities primarily are centered in 

government, trade, manufacture, or allied interests; and iii) urbanization as 

population concentration through an increase in the share of the population 

living in urban communities as well as the number of and/or size of urban 

communities. This aspect is consistent with the United Nations Department of 

Economic and Social Affairs’ (UNDESA) definition where urbanization is the 

increase of the population in cities compared to the overall population of a 

region, country or the world as a whole (UNDESA, 2004).   

 Thus, as the preceding paragraphs show, urbanization holds 

implications for social and economic development. As a result, there have been 

various controversies concerning the effects of urbanization on socio-economic 

development. Theories on modernization, urbanization and the external 

(agglomeration) economic hypothesis portray urbanization as a necessary part 

of the development process as it has a positive relation with economic 
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development. According to Ledents (1982), this is proven by the fact that 

different urbanization levels reflect differing degrees of economic development 

and positive social change. In contrast, ‘anti-urbanization theories’ such as the 

dependency theory and Lipton’s urban bias thesis (UBT) view urbanization as a 

menace. Accordingly, urbanization is blamed to be a major cause of the 

undesirable phenomenon of regional disparity, both in economic growth and 

welfare terms, because it compels economic activity to concentrate in certain 

areas (McKee and Leahy, 1970). In addition, most rural dwellers that migrate to 

cities engage in low-paying jobs in the service and informal sectors and not in 

industrial employment as modernization theorists seem to suggest (Bradshaw, 

1987).  

Beside the controversies regarding the relationship between 

urbanization and economic development, much discussion also has focused on 

the impacts of urbanization on the areas immediately surrounding the cities. A 

number of alternative terms have been used to describe this geographical area 

including ‘urban fringe’ (Kumar, 1998), ‘rural hinterland of the city’ (Kundu, 

1989), ‘the city’s countryside’ (Bryant et al., 1982), ‘peri-urban areas’ (Simon et 

al., 2006), ‘peri-urban fringe’ (Swindell, 1988), as well as ’Desakota region’ 

(McGee, 1991). Despite the differing terms, most refer to a zone undergoing 

various kinds of transformation where urban and rural attributes exist side by 

side (Oduro, 2010). This study uses the term ‘peri-urban’ as defined by Simon et 

al. (2006) because it is consistent with the characteristics of Hue. Here, ‘the peri-

urban area is a zone of direct impact – which experiences the immediate impacts 

of land demands from urban growth, pollution and the like and a wider market-

related zone of influence – recognizable in terms of handling of agricultural and 

natural resource products’ (Simon et al., 2006, p. 10). 

 As a result of urbanization, multiple economic and social 

transformations have taken place in peri-urban areas. The first is economic 

transformation. Given that urban growth is accompanied by a diversification of 

economic activities, new non-farm job opportunities come into existence, often 

leading to higher levels of income for the peri-urban population (Calì and 

Menon, 2013). Another economic impact is the transformation of the land 

market due to the higher demand for urban land; as rural land increases in value, 

the rent or the sale of land generates more income (Rakodi, 1999). In addition, 

the price of agricultural products rises due to the higher levels of income among 

the in-migrating urban population (Calì and Menon, 2013). Due to the rapid in-

migration of people from the inner city and other localities, the second 



 5  
 

transformation affects the social structure of peri-urban villages (Rakodi, 1999).  

People are compelled to adopt urban lifestyles as well as to adjust to the 

behavioral patterns of overwhelming numbers of in-migrants from diverse 

social-cultural backgrounds. This often leads to changes in traditional social 

networks and rural identities. The final transformation is spatial. Peri-urban 

areas supply land for urban development as growth in both the urban population 

and increased economic activity create a larger demand for spaces.  In other 

words, the spatial expansion of cities necessitates the conversion of farmland, 

forests, open spaces and other natural areas for urban uses – residential 

development, industrial and commercial areas, and urban roads among others. 

This expansion of urban spaces often leads to an improvement in peri-urban 

infrastructure such as roads, piped water, electricity, and communication 

systems (Rakodi, 1999; Cavailhès et al., 2004).  

Before focusing on a specific research design to help us better understand 

the transformation of peri-urban areas under the pressures of urbanization, the 

next section addresses an important issue in development studies and thus a 

central discussion in this study: the debate on land acquisition for urban 

development. 

1.3 Debates on land acquisition for urban development 

The past few years have seen a huge number of studies focusing on the 

acquisition of land for urban development particularly in developing countries. 

Though many issues are raised in recent research, for example, the scale and type 

of land, the actors, and the implications on the ground, special attention is given 

to the impacts of land acquisition on local development (as well as the  role of 

compensation policy) and suggestions for suitable policy frameworks. 

When addressing the impacts of land acquisition on local development, 

many acknowledge that this process has created both positive and negative 

effects. On the positive side, land acquisition makes land available for housing, 

infrastructure development and other facilities to allow for both economic 

growth and urban development. As an indirect result of socio-economic 

development, many non-farm employment opportunities (e.g., factory work, 

self-employment, and casual labor) are created for the local population. Such 

opportunities can enable farmers to diversify and so improve their livelihoods 

(Oduro, 2010; Toufique and Turton, 2002; Zhang and Lu, 2011). In Hunan 

Province, China, for instance, several factories have been built, which could offer 
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more job opportunities for farmers. Such opportunities make it easier for 

farmers to adjust their livelihood strategies after land loss (Zhou, 2012). In 

addition, the development of economic activities and improvement of 

infrastructure systems, particularly roads in peri-urban areas, facilitate rural-

urban migration in the Philippines (Kelly, 1999), Sub-Saharan Africa (Tacoli, 

2004) and Indonesia (Winarso et al., 2015). Finally, in many cases, the 

compensation money resulting from land loss helps people to repair their 

houses, purchase family furniture or invest in livelihood activities (Zhou, 2012).  

On the negative side, the loss of traditional livelihoods is one of the direct 

consequences of land acquisition, especially the acquisition of agricultural land 

(Firman, 2000; Zhang and Lu, 2011). For instance, it is estimated that more than 

5 million hectares of agricultural land in China was acquired for non-agricultural 

uses during the period of 1978-2008. This process has directly impacted 

approximately 73 million farmers in both rural and peri-urban areas (Zhang and 

Lu, 2011). A similar situation is also found by Fazal in the case of India. He states 

that due to the decline in the availability of cultivatable land, finding jobs for 

rural laborers is a great challenge for the country; around 67 percent of India’s 

total workforce engages in the agricultural sector and about two-thirds of the 

total population live in rural areas (Fazal, 2001). In addition, a lack of 

sustainable livelihoods is also a serious consequence of land acquisition (Zhang 

and Lu, 2011; Oduro, 2010). Although there may be more income sources after 

land loss, the stability of temporary non-agricultural jobs is relatively low 

because of the change in requirements of the labor market. In this sense, for 

many farmers, land loss equates to stable job loss and so the loss of stable income 

sources. On the other hand, Zhou (2012) argues that the compensation policy, 

which is a one-time financial payment, has contributed to a lack of long-term 

livelihoods. For instance, 51.1 percent of Dongfanghong Town respondents 

reported that while their compensation payment would be depleted 2 or 3 years 

post land loss, they could survive very well for the first 4-5 years after land 

acquisition. However, most face many difficulties in the following years. 

Moreover, food insecurity and the disappearance of rural identities (Kelly, 1998) 

as well as the destruction of irrigation infrastructure (Firman, 2000) have been 

acknowledged as negative impacts of land acquisition. Finally, farmer resistance 

to land loss has taken place in many parts of the world largely as a result of 

inequitable compensation as well as livelihood issues (Walker, 2008; Kelly, 

1998; Schneider, 2011). 
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Despite the adverse economic and social consequences, land is 

continuously acquired by governments to provide the public facilities and 

infrastructure that ensure development (FAO, 2008; World Bank, 2011; Tan et 

al., 2009; Firman, 1997). The main problem that remains is how the acquisition 

of land can be planned and implemented sustainably (FAO, 2008; Chan, 2003; 

UNDP, 2014; Zhang and Lu, 2011). For this purpose, some policy initiatives have 

been proposed in order to improve the performance and limit the negative 

impacts of land acquisition. UNDP (2014) argues that development can be 

inclusive only if all groups, particularly non-state actors, contribute to creating 

opportunities and participating in decision-making. This approach is consistent 

with the people-centered development approach by Korten (1984) who stressed 

inclusiveness in decision-making processes. It also parallels the principle of ‘free, 

prior and informed consent’ (FPIC) as promoted by the Forest Peoples 

Programme or FPP (2007), which emphasizes the rights of local people in 

investment negotiations as well as their right to make decisions in development 

projects. It became evident in this research that multiple stakeholder 

participation in decision-making processes is necessary. However, this is not 

enough. How compensation is defined is also important. 

In the studies on land tenure, the Food and Agriculture Organization of 

the United Nations (FAO, 2008) emphasizes that the role of compensation is to 

repay people for their losses. Moreover, compensation should be based on the 

principles of equity and equivalence. The principle of equivalence is crucial in 

order to put those affected in the same position as they were before land 

acquisition. For this, FAO (2008) and ADB (2007) suggest two models of 

valuation and compensation for the compulsory acquisition of land: 

compensation with reference to market value as the basis of ‘just compensation’, 

and replacement cost. The market value is the amount which a willing buyer 

would pay a willing seller on the open market, where some choice exists. The 

replacement cost is based on the level of compensation that will be sufficient for 

project-affected persons to replace their lost land with land of equal value or 

comparable productivity. This approach is useful in countries without a clear 

market value for the land (FAO, 2008).  

From a cost-benefit perspective, the World Bank but also the FAO 

acknowledge that while land acquisition brings benefits to the city as a whole, at 

the same time it creates losses for affected communities (World Bank, 2011; 

FAO, 2008). To balance this contradiction, the World Bank has suggested that 

the benefit-sharing principle should be adopted amongst the parties involved in 
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the projects. This principle not only focuses on monetary benefit-sharing, but 

also on non-monetary sharing. For achieving this goal, in addition to financial 

compensation, land acquiring agencies (e.g., government agencies and 

investors) should be responsible for supporting affected people in livelihood 

restoration after land loss (World Bank, 2011). This, to some extent, is consistent 

with the policy initiatives of international donors which focus on controlling 

investor behavior through notions of corporate social responsibility, or CSR 

(Zoomers, 2013). For instance, the World Bank (2010) has been working on a 

‘code of conduct’ (or Principles) together with appropriate land policies.  

It becomes clear that the policy initiatives mentioned above are geared 

towards the objectives of equitable and sustainable development. From a social 

and economic perspective, emphasis is given to the balance between economic 

development and social sustainability (Schumann et al., 2010) and to the 

maintenance of equitable access to certain resources or assets as well as the 

sharing of development benefits among individuals in the society (Sen, 1981; 

Conway, 1987; UNDP, 2000). However, these objectives may be difficult to 

accomplish if governance mechanisms are not well-designed and effectively 

implemented in practice (Pham, 2014). Governance, according to UNDP (1997), 

is the management of a country’s affairs at all levels through the exercise of 

economic, political, and administrative authority through the mechanisms, 

processes, and institutions whereby citizens and groups convey their interests, 

exercise their rights, and satisfy their involvement. In other words, governance 

is the process of decision-making and the process by which decisions are 

implemented on the ground. If these processes are well-organized, good 

governance is achieved and can contribute significantly to equitable and 

sustainable development (UNDP, 2014). Good governance stipulates the need 

for accountability, transparency and justice as well as the participation of all 

stakeholders in decision-making processes, particularly civil social 

organizations. While good governance and sustainable development are two 

separate concepts, they are definitely tied together. Good governance does not 

guarantee sustainable development, but its absence severely limits sustainable 

development and can, at worst, impede the sustainability of development 

(Kardos, 2012).  

The policy initiatives discussed previously have become important 

international frameworks for improving institutions and enhancing practical 

implementation in many countries. However, as it largely depends on political 

regimes, governance mechanisms, and the capacity of governments, the level of 



 9  
 

success of applying these on the ground varies from one country to another. 

Therefore, it is necessary to understand how the global principles and guidelines 

are put into practice in different countries, particularly in countries like Vietnam 

where power is controlled by a single party-state and where a process of 

institutional reform is underway. 

1.4 Research design 

1.4.1 Research questions 

Given that the aim of this research is to provide a better understanding of land 

acquisition for urban expansion and the implications for equitable and 

sustainable development in Vietnam, the central research question was defined 

as follows: Under what conditions can land acquisition, driven by urban 

expansion, contribute to equitable and sustainable development? 

In order to answer this question, four sub-questions were formulated:  

1) What are the main characteristics of land acquisition in Vietnam, 

and in Hue City in particular, and what are the drivers behind this 

process? 

The extent of land acquisition is largely dependent on a variety of 

external and internal factors which include globalization, a liberalization of the 

land market, and political and socio-economic transformations occurring within 

a specific context. Therefore, the goal of the first sub-question is to identify the 

main characteristics and drivers of land acquisition in Vietnam in general and in 

Hue City, Central Vietnam in particular. It also aims at uncovering the existing 

legal frameworks that local governments have used to take land from the current 

land users.  

2) Who are the main stakeholders in the process of land acquisition 

for urban expansion, and how are they affected by the process?  

This question aims to identify the stakeholders involved in the land 

acquisition process as well as to gain an understanding of their participation and 

the distribution of benefits. In addition, in order to investigate the effects of land 

acquisition, it is particularly necessary to investigate any changes in the 

livelihood situation of households affected by land acquisition. Therefore, the 

second sub-question focusses mostly on a comparative analysis of the livelihood 

assets, activities, and livelihood outcomes of the affected households before and 

after land loss.  
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3) How effective are households in reconstructing their livelihoods 

after land loss, and what is the role of compensation policies in 

realizing this? 

Household income after land loss often depends on an array of factors 

including livelihood assets, coping strategies, land loss characteristics, and the 

local context. Moreover, these factors differ between households. The goal of the 

third sub-question is to identify the factors that influence household income, and 

to what extent. More importantly, special attention is given to the level of 

effectiveness of the financial compensation on offer in helping households 

reconstruct their livelihoods. This question is also intended to address whether 

or not the existing compensation methods provide people with the means for a 

sustainable livelihood in the long-term.    

4) How do affected people respond to land loss for urban expansion, 

and how effective are they in influencing the process? 

Land acquisition for urban expansion may ultimately bring various 

development benefits. However, it is also highly disruptive to the people who 

must cede their land. In addition, the process might be characterized by unfair 

participation and inequitable or unsuitable compensation methods. This has led 

to increased social tensions between local governments and affected people. 

Therefore, the fourth sub-question is formulated to investigate how and to what 

extend people react against compulsory land acquisition and whether their 

reactions influence decision-making processes. 

1.4.2 Analytical framework 

The analytical framework for this research, presented in Figure 1.1, shows four 

major elements or analytical levels involved in this study. It illustrates the local 

consequences of land acquisition which take place in a specific locality and how 

this links with the broader context at the national and global levels. The first 

element of the analytical framework presents the important forces of change at 

the global and national levels, including: globalization, liberalization of land 

markets, Doi Moi, industrialization and urbanization. Through economic 

development, population growth and the expansion of urban space, these global 

and national forces have shaped the transformations occurring in the socio-

economic structure at the provincial and city levels. These transformations are 

shown in the second element of the analytical framework. The third element 

concerns land conversion and compulsory land acquisition in peri-urban areas 
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under the impacts of urban development and the major forces of change 

occurring at the global and national levels. This element focuses on the legal 

frameworks employed for land acquisition; it also identifies the stakeholders 

involved along with their levels of participation in the process of land acquisition. 

The last element addresses the local consequences of compulsory land 

acquisition for urban expansion which includes land loss, livelihood 

transformation and the equity and sustainability impacts as well as the strategies 

local people employ to contest land acquisition. The various elements in the 

analytical framework are related through casual relationships and feedback 

mechanisms. 

 

Figure 1.1: Analytical framework of the research 

Forces of change at the global and 

national levels 

- Globalization 
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1.4.3 Research site 

This research focuses on the medium-sized city of Hue, located in Central 

Vietnam. Hue was the imperial capital of Vietnam under the Nguyen Dynasty 

(1802-1945); it is now the capital of Thua Thien Hue Province. Since 1993, the 

city has become a significant center of industry for both tourism and services, 

attracting both foreign and domestic investment. As the research gives special 

attention to land acquisition for urban expansion, I focus on the peri-urban areas 

of Hue where hundreds of hectares of land have been acquired by local 

governments. 

 

Map 1.1: Map of Vietnam, Thua Thien Hue Province, Hue City, and the studied 

localities. Source: HPI, 2013; and Author’s research (redrawing) 

Based on the definition of Simon et al. (2006) and among 12 possible 

localities1 recognized as Hue’s peri-urban areas, I chose to study Thuy Duong, 

                                                 
1 In addition to the areas under study, the peri-urban areas of Hue include the following: An Dong, An Tay, Xuan 

Phu, Vy Da, An Hoa, Huong So, Thuy Bieu, Huong Long and Thuy Xuan. Although Phu Thuong Commune in 

Phu Vang District, Thuy Van Commune and Thuy Duong Commune in Huong Thuy District are not directly 

controlled by the government of Hue City, these areas have significantly contributed to the expansion of the city 

through land loss, land speculation, and socio-economic transformation. In this study, therefore, Phu Thuong, 

Thuy Van, and Thuy Duong are also recognized to be part of Hue’s peri-urban areas.      
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Thuy Van, Phu Thuong, and Huong So. Here, daily commuters move back and 

forth from the villages to the center of Hue city and traditional farming comes 

into conflict with alternative economic activities as rural landscapes are 

transformed into urban ones particularly for urban development projects. In 

particular, agricultural land in Thuy Duong and Phu Thuong was mostly 

acquired to build new urban areas for the middle class. In Huong So and Thuy 

Van, agricultural land was mainly taken to build public infrastructure but also 

homes. This included the new roads and resettlement housing for the Boat 

dwellers of the Huong River2 (or ‘dân vạn đò’ in Vietnamese), as well as for local 

people displaced by the Ngu Ha River improvement project and other land 

acquisition projects. While the vast majority of affected households have 

remained in their homes and have received compensation money, a limited 

number of households who lost housing plots were resettled within the same 

localities. Investigating the different types of land acquisition in these dynamic 

areas allowed us to better understand the role and participation of stakeholders 

involved as well as to understand any differences in compensation programs – a 

fundamental factor for livelihood reconstruction.  

1.4.4 Research approaches  

Land acquisition and compensation processes are guided by the relevant laws 

and regulations. However, in practice, differing types of land acquisition lead to 

differing stakeholder involvement. This creates diverse impacts on the rights and 

benefits of multiple stakeholders in the land acquisition process. Therefore, 

using a multi-stakeholder approach in this study is crucial for investigating the 

roles, influences, relationships, and dialogues of and among various 

stakeholders, including public sector agencies, private sector actors, and local 

people, in decision-making (UNDP, 2012). In addition, compulsory land 

acquisition, particularly in peri-urban areas where land speculation is emerging, 

not only affects local livelihoods, it also significantly contributes to increased 

social tensions that are largely a result of inequitable compensation. The amount 

of compensation given in comparison to market value has created social tension 

and discontent as resistance and reaction against land acquisition from those 

whose land is lost for urban development is bred. This requires an approach that 

focuses on several dimensions simultaneously, including social, economic, and 

                                                 
2 The term of ‘dân vạn đò’ roughly translates to a community of people who lived on boats on the Huong River. 

They were seen as major producers of water pollution which negatively impacted tourism development on the 

Huong River.    
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political aspects, in order to examine the diverse effects of land loss and to 

account for the complexity that characterizes the land acquisition process. 

In analyzing the impacts of compulsory land acquisition on the socio-

economic condition of affected households, this study draws heavily upon 

concepts employed in livelihood studies. The sustainable livelihood framework 

(DFID, 2001) is a useful tool for analyzing livelihood issues at the household 

level. This involved investigating how, in a specific geographical setting 

(characterized by specific policies, institutions, and processes), livelihood assets 

(including human, social, natural, physical, and financial assets) are used 

through specific livelihood strategies to achieve livelihood outcomes (see Ellis, 

2000; Scoones, 1998; Chamber and Conway, 1991). Therefore, the sustainable 

livelihood approach is used to identify how the livelihoods of the affected 

households in the peri-urban areas of Hue are transformed under the impacts of 

land acquisition and urban growth; to analyze the ways in which farmers cope 

with the changing contexts; and to examine the fundamental factors that 

determine household income after losing land.  

1.4.5 Methods and research activities 

Data collection  

Various data collection techniques were used to gather information, including 

documentary research and analysis, key informant interviews, household 

surveys, and in-depth interviews.  

Documentary research and analysis. Before starting my fieldwork, 

many Vietnamese newspapers (e.g., Nguoi Lao Dong, Nong Nghiep Vietnam, 

Tap Chi Cong San, Thanh Nien, and Tuoi Tre) published between January 2005 

and August 2012 were reviewed to understand the nature and evolution of land 

acquisition for urbanization and industrialization in Vietnam. Various aspects of 

the issue, such as areas of land lost, compensation frameworks, impacts on 

livelihoods, and the reactions of affected people, were investigated briefly to 

understand how these have changed over time. In addition, this method was also 

used to gather information on the general socio-economic characteristics of the 

research sites. This kind of information was mainly collected from yearly 

statistical books and annual reports. Finally, previous studies on land acquisition 

for urbanization were reviewed in order to understand the impacts of land 

acquisition on local development (see Chapter 4). 
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Key informant interviews. I used key informant interviews to obtain in-

depth information on important issues. This method was employed with key 

persons who had specialized knowledge on the identified issues as well as those 

who were responsible for land acquisition processes. The first interviews were 

conducted with local government officials, including the leaders of the studied 

localities, the staff at the Division of Natural Resources and Environment of 

Huong Thuy District and Hue City, the Centers for Land Fund Development of 

Huong Thuy and Phu Vang District, as well as the members of the Board of 

Compensation, Support and Resettlement. In these interviews, the information 

collected mainly concerned issues surrounding the decentralization of land 

management, the legal frameworks for land acquisition, decision-making 

processes as well as information identifying stakeholders and benefit-sharing. In 

addition, the interviews aimed to uncover the general perception of local leaders 

about the strengths and weaknesses of the current institutions involved. At the 

village level, the interviews were conducted with the village chiefs or the deputy 

chiefs, as well as the leaders of Farmer Association, Women Association, and 

Agricultural Co-operative. These interviews addressed the level and nature of 

participation of local people, particularly of the affected households in 

compulsory land acquisition processes, benefit-sharing mechanisms in use 

among stakeholders, and personal perceptions surrounding the impacts of land 

acquisition on local development. Finally, key informants from the investor side 

were also interviewed to investigate their perceptions about their responsibilities 

to the affected households.  

Household surveys. To investigate the impacts of compulsory land 

acquisition on affected households, household surveys (conducted through face-

to-face interviews and guided by a questionnaire) were employed. The 

questionnaire addresses four central areas, namely i) general household 

characteristics, ii) the amount of land lost, the level of participation, and the 

compensation process; iii) changes in livelihood assets, livelihood activities, and 

livelihood outcomes; and iv) attitudes surrounding the impacts of land 

acquisition and urban growth on the daily life of the peri-urban population. The 

survey, conducted by using the recall method, collected the responses of 170 

households who lost their agricultural land for urban expansion without 

displacement. The first surveys were conducted between October 2012 and 

February 2013. The second survey was done in August 2014 to check and specify 

information obtained during the first household surveys (for more information, 

see the limitations section below). Of the 170 households interviewed, 85 lost 
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their land to new urban projects of enterprises while 85 households lost their 

land to the resettlement projects of public sector agencies. Households were 

randomly selected based on the land acquisition decision lists provided by local 

authorities. These interviews were mostly conducted with one or two household 

members (usually the husband and/or wife). However, other members of the 

household also could contribute; since the questions involved information about 

additional household members, this proved to be very useful. 

In-depth interviews. After the primary household surveys were 

completed, an initial analysis was conducted to inform the in-depth interviews. 

The survey revealed common patterns regarding livelihood strategies after land 

loss as well as forms of reaction to land acquisition. Based on this analysis, I 

chose 8 out of the 170 households that were representative of these patterns. 

Then, I returned to the households (one or two times per household) and asked 

additional questions based on these patterns.  

Data analysis 

The data from the household surveys was coded and analyzed using SPSS 22. As 

land acquisition took place at different times, all monetary values from 2004, 

2005, 2007, and 2009 (before land loss) were converted to 2012 values (after 

land loss) to account for price inflation. As such, the following formula was used: 

FV = PV* (1+i)n. In this study, both qualitative and quantitative methods were 

applied to investigate the consequences of land loss on household livelihoods. In 

chapter 3 and 6, the qualitative method was used to describe the process of land 

acquisition for urban expansion projects as well as to examine the reactions 

people used to interact with local governments. In chapter 4, the sustainable 

livelihood framework was applied to examine changes in household assets, 

livelihood strategies, and livelihood outcomes of households before and after 

land loss. For this purpose, the cluster analysis was used to classify the 

households according to the distinct livelihood strategies that households 

pursued after land loss. This allowed us to gain insight into important factors 

leading to key differences among household groups. Chapter 5 used regression 

analysis to quantify the effect of different factors on household income after land 

loss, as well as to assess the role of financial compensation packages in livelihood 

reconstruction. 
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Limitations 

In order to assess the household livelihood consequences of land acquisition, the 

household survey was used to collect the necessary data. However, as none of the 

households kept written records this inevitably required the interviewees to 

recall historical details from memory. This led to some uncertainties in the 

estimation of pre-land loss income deriving from the livelihood activities that 

household members had relied on. Another limitation concerns the assessment 

of the consequences of land loss for household livelihoods at two points in time. 

This rather static timeframe did not allow us important insight into livelihood 

adaptation strategies at different points in time. In this sense, a longitudinal 

study may be necessary to answer the fundamental question: How have the 

livelihoods of affected households changed over time? Finally, the study mainly 

focused on those whose land was acquired for urban expansion. Thus, we are 

unable to understand how the livelihoods of people whose land was not lost have 

changed under the impacts of urban growth.  

1.5 Structure of the book 

This dissertation is organized into 7 chapters. Following this introductory 

chapter, chapter 2 provides an overview of land acquisition for urban 

development in Vietnam; it includes the differing scales, the drivers, and the 

consequences of land acquisition for local development. The chapter also focuses 

on the transformation of the socio-economic structure in Hue City to show how 

these processes significantly influence the transformation of peri-urban areas. 

Chapter 3 focuses on the characteristics of land acquisition for urban 

expansion in Hue’s peri-urban areas. Through two case studies of land 

acquisition (the first concerns the acquisition of agricultural land for 

resettlement housing funded by public sector agencies, while the second 

concerns new urban areas funded by enterprises), we investigate the differences 

in policy implementation through the processes and main stakeholders as well 

as their participation in the land acquisition process.  

Chapter 4 deals with the livelihood impacts experienced by affected 

households. It provides a detailed analysis on the changes in livelihood assets, 

livelihood strategies, and livelihood outcomes at two points in time: before and 

after land loss. This chapter also focuses on affected people’s attitudes regarding 

the effects of urban growth and land acquisition on the daily life of the peri-urban 

population. 
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Chapter 5 examines the determinants of household income after land 

loss. The regression model is used to measure the impacts of various factors on 

household income. Special attention is given to the effectiveness of financial 

compensation and support in helping households to reconstruct their lives after 

land loss. This chapter also discusses alternative approaches to the 

compensation method used for land acquisition in Vietnam. 

Chapter 6 presents the root causes of the social tensions that developed 

as a result of land acquisition for urban expansion. It also focuses on the 

strategies affected farmers use to interact with local authorities and investors, 

the outcomes of these reactions, and important lessons learned from the 

reactions of farmers in Hue’s peri-urban areas.  

Finally, the concluding chapter discusses the main research findings in 

regard to the debate on equitable and sustainable development. The chapter also 

illustrates the need for further research and action by focusing on the discussions 

about the urgent changes required of current institutions and the fundamental 

dynamics of these changes. Chapter 7 ends with a few final reflections.  

The diagram below illustrates the outline of this dissertation.  
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Figure 1.2: Structure of the book 
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2 | Land acquisitions for urban development3 

 

 

 

2.1 Introduction 

Similar to many countries in the world, globalization and market liberalization 

have strongly influenced the economy and politics in Vietnam, which is 

considered the main driver of the transitional process. The starting point of 

transitional process was coined in 1986 with the term, renovation or Doi Moi. It 

is a transformation in economic structure, from a centralized planned economy 

to market orientation. The fundamental purpose of renovation policy is to 

promote socio-economic development and closer integration with the world 

economy (Boothroyd and Pham, 2000). In spatial terms, this process is reflected 

in large-scale urbanization, favoring especially those cities that have advantages 

in terms of connecting with the world at large. One of the major components of 

the transformation, as observed, concerns land: how it is used, who uses it, and 

what the impact of land-use change is.  

This chapter makes an inventory the compulsory land acquisition for 

urban development in Vietnam in general, and Hue City in particular, in order 

to understand the context, drivers, and the impact of these processes. This 

chapter is organized into four sections: an introduction followed by an overview 

of land acquisitions and conversions particularly agricultural land in Vietnam. 

The third section presents the urban growth of Hue City within the context of the 

on going industrialization and urbanization policy in Vietnam. In the last 

section, the discussions and conclusions are addressed as a lead-in to the 

analyses presented in the next chapters. 

2.2 Land acquisitions for urban development in Vietnam 

2.2.1 Overview 

The International Land Coalition (ILC), a coalition of 152 organizations 

representing 56 countries, which engaged in the struggle for securing land rights 

                                                 
3 This chapter was published as Pham, H.T., Nguyen, Q.P., and Westen, van A.C.M (2014). Vietnam in the debate 

on land grabbing: Conversion of agricultural land for urban expansion and hydropower development. In Kaag, 

M. and Zoomers, A. (Ed.), The global land grab: Beyond the hype (pp. 135-151). London and New York: ZED. 
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and equitable access to land for rural people (mainly through capacity building, 

knowledge sharing, and advocacy), maintains a website listing media reports on 

cross border land deals. Although the listings do not claim to be authoritative 

(i.e. tested and confirmed), the website has the merit of drawing attention to 

major issues and offers a quick overview of which land transfers may be taking 

place around the world. Table 2.1 presents a summary of international land 

deals, with respect to the position of Vietnam. While some foreign acquisitions 

in Vietnam are reported – largely related to forestry – the main truth is clearly a 

different one: Vietnamese investors such as Hoang Anh Gia Lai (HAGL) and the 

Vietnam Rubber Group (VRG) also emerge as important ‘perpetrators’ in their 

own right, picking up extensive holdings for cash crops in less densely populated 

neighboring countries such as Cambodia and Laos. For example, by the end of 

2012, the Cambodian government has leased 47,370 hectares of land to HAGL 

and 161,344 hectares of land to VRG for rubber plantations. In Laos, it is 

reported that HAGL owns a 4,000 hectares rubber concession in Lamam District 

of Xekong Province. HAGL also holds a 28% stake in an 8,000 hectares and 

concession in Xekong Province owned by Lao – Viet Friendship Group. In 

addition to the HAGL, the Viet – Lao Rubber Joint Stock Company (Viet – Lao 

Company), a member of VRG, was granted a 50-year lease of 10,000 hectares of 

land to cultivate rubber in Bachieng District, Champasak Province (Global 

Witness, 2013). 

It would be misleading to conclude, however, that land acquisitions and 

related displacements are not an issue in Vietnam. On the contrary, the emphasis 

in the land grab debate on the foreignization of land and on agricultural land 

obscures the fact that other conversions are taking place on a massive scale, with 

often similar consequences for rural populations. For this, we need to take a 

closer look. 

Vietnam conducts a nationwide land use census every five years, and 

similar data are also identified every year in each province, district, and 

commune. Land use changes over the last decade are listed in Table 2.2, and it 

can be seen that the total land area of the country increased somewhat, as a result 

of new measurements. In the past decade, there was a considerable drop in the 

category of unused land; much of this consisted of upland areas subject to 

reforestation programs and, as a result, has been reclassified as forest land, a 

subcategory of agricultural land. Non-agricultural land uses increased rapidly, 

from 1.7 million ha in 1990 to 1.9 million ha in 2000, and 2.5 million ha in 2013 

(GSO, 2014). In relative terms, the expansion of residential and special-use land 
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was the most spectacular change observed. Special-use land increased by 

approximately 29,300 ha per year, and the increase of residential areas 

amounted to approximately 19,392 ha each year. However, these aggregate 

statistics, to some extent, hide what is actually happening in terms of land 

conversions. 

Table 2.1: Vietnam land deals in other countries and foreign deals in Vietnam 

Type of land deal Types of investment Area (ha) 

Land deals in other countries  

Cambodia Agriculture, Industry 9,380 

Cambodia Agriculture 6,436 

Cambodia Agriculture 2,361 

Cambodia Agriculture 9,784 

Cambodia Agriculture 8,000 

Cambodia Agriculture 6,891 

Cambodia Agriculture 8,100 

Cambodia Agriculture 7,600 

Cambodia Agriculture 7,560 

Cambodia Agriculture 2,502 

Lao Agriculture, Industry, other 10,000 

Lao Agriculture 10,000 

Lao Agriculture 10,000 

Sierra Leone Agriculture 110 

Cambodia Agriculture 6,155 

Cambodia Agriculture 7,000 

Cambodia Agriculture 9,014 

Cambodia Agriculture 9,656 

Cambodia Agriculture 9,614 

Cambodia Agriculture 9,773 

Cambodia Agriculture 7,900 

Cambodia Agriculture 7,591 

Cambodia Agriculture 1,900 

Cambodia Agriculture 4,889 

Cambodia Agriculture 9,785 

Cambodia Agriculture 6,695 

Cambodia Agriculture 5,080 

Cambodia Agriculture 5,095 

Cambodia Agriculture 2,183 
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Cambodia Agriculture 7,289 

Cambodia Agriculture 7,972 

Total   254,392 

Foreign land deals in Vietnam 

Cambodia Agriculture 5,345 

China Agriculture 10,000 

Hong Kong Forestry 63,000 

Japan Conservation, Forestry 309 

Israel Agriculture 2,500 

Switzerland Agriculture Unknown 

Hong Kong Forestry 100,000 

Hong Kong Forestry 21,000 

Hong Kong Forestry 70,000 

Hong Kong Forestry 30,000 

Hong Kong Forestry 65,000 

Hong Kong, Japan, China Forestry 3,500 

Total  370,654 

Source: International Land Coalition: Land Matrix, 

http://www.landmatrix.org/get-the-idea/web-transnational-deals/ (accessed 6 

July 2013) 

Table 2.2: Land use change between 2000 and 2013 (Unit: 1,000 ha)  

Land use types 2000 2013 

Area Percent Area Percent 

Total  32,924.1 100.0 33,097.2 100.0 

Agricultural land 20,920.8 63.5 25,616.6 77.4 

Special-use land4 1,532.8 4.7 1,884.4 5.7 

Residential land 443.2 1.3 695.3 2.1 

Unused land 10,027.3 30.5 4,900.9 14.8 

Source: General Statistics Office of Vietnam. Available from:  

http://www.gso.gov.vn/default.aspx?tabid=713 

More detailed information shows that most additions to special and 

residential land use types (non-agricultural land) have been converted from 

                                                 
4 According to the Land Law 2003, special-use land includes land used for construction, transportation, 

irrigation, public structures, commercial and non-agricultural production purposes, special-use water bodies, 

cemeteries and religious use, and other non-agricultural land. 

http://www.landmatrix.org/get-the-idea/web-transnational-deals/
http://www.gso.gov.vn/default.aspx?tabid=713
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agricultural land, especially rice fields and dry croplands. However, there is no 

systematic reporting on the size and nature of land conversions (Nguyen V.S., 

2009). Therefore, we have to rely on a range of different bits and pieces of 

information scattered throughout several sources. It is estimated that over 80 

percent of new urban and industrial developments affect agricultural land. Mai 

Thanh (2009) claimed that in the period 1995–2005, over 766,000 hectares of 

agricultural land had been converted to urban and industrial use by the local 

governments. This accounted for 4 percent of the total agricultural land area of 

Vietnam. In 2009, Báo Quân đội Nhân dân (Vietnam People’s Army Newspaper) 

reported that approximately 59,000 hectares of rice land were being 

appropriated each year for non-agricultural purposes.  

Urban expansion entails more than just the construction of residential 

areas, business parks, and urban infrastructure. Large areas have also been used 

for amenities, such as the 30 golf courses, which will be built by the end of 2015, 

using over 3,000 hectares of land (Saigon Business Online, 2015). The number 

of golf courses is expected to grow to 89 by 2020, occupying on average 112 

hectares each and thus consuming 9,984 hectares in all (Quyet Dinh so 1946/Q 

Đ-TTg, 2009). Farmland loss for urban and industrial expansion has not only 

taken place in the large cities such as Hanoi and Ho Chi Minh City (HCMC), but 

also in the small and medium-sized cities such as Vinh, Hue, Binh Duong, Dong 

Nai, Vinh Phuc, Hai Duong, Phan Thiet, Dong Hoi, among others. In addition, 

many coastal lands, including protected forests and farmlands, have been 

allocated to domestic and foreign companies to build resorts. Da Nang City is an 

example of this; dozens of luxury resorts have opened along the coast, including 

the Empire Residences and Resort (51 hectares) and the Danang Beach Resort 

(260 hectares). 

It is clear that such massive reallocations of land for new uses and users 

must affect many people. On a national scale, land conversion influenced the 

livelihoods of 627,000 households and 2.5 million people between 2003 and 

2008 (Mai Thanh, 2009). In the capital region of Hanoi, urban expansion 

between 2000 and 2010 entailed the conversion of 11,000 hectares for 1,736 

projects. This resulted in the loss of traditional employment for some 150,000 

farmers (Nguyen V.S., 2009). Hong Minh (2005) reports that in just five years, 

from 2000 to 2004, 5,496 hectares were used for 957 projects, critically 

impacting the life and employment of 138,291 households, of which 41,000 were 

classified as agricultural households. 
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2.2.2 Drivers of land acquisition 

Changes in land use and in claims on land enjoyed by different social groups are 

thus observed on a massive scale in Vietnam. While part of this concerns rural 

transformations, such as the establishment of large-scale commercial agriculture 

and reforestation programs, the main influence is of a different nature and marks 

the structural transformation of Vietnam from a predominantly rural economy 

and society to an urban one based on manufacturing and service industries. This 

transformation is linked to various domestic and external processes 

(globalization, institutional change, and urbanization and industrialization 

policy). In this section, three basic factors defined as drivers of land acquisition 

in Vietnam are briefly reviewed: political and economic transformation, 

urbanization, and the emergence of green-space consumption trends. 

Transformation of political and economic structure: Economics and 

politics are the main drivers of the transformation process, with the change from 

central planning toward a market-oriented model of economic governance. 

Accordingly, central state dominance in economic and social affairs has given 

way to a new division of administrative responsibilities between central and local 

authorities. The top-down approach has been replaced by more flexible strategic 

planning in a number of fields. New legislation, such as the Enterprise Law 

(2005), the Land Law (2003), and the Investment Law (2014), have encouraged 

economic growth, export production, and foreign investment. According to the 

official report of the Communist Party Vietnam (CPV), the GDP of Vietnam 

averaged a growth of 6.5 – 7 percent in the period of 2011-2015. The average 

income per capita increased from US$ 700 in 2005 to US$ 1,749 in 2012, and is 

expected to be 3,500 by 2020. The Foreign Direct Investment increased from 

US$ 19.7 billion in 2010 to US$21.6 billion in 2014. The industrial sector plays 

an increasingly important role in the economy, contributing 22.6 percent of the 

GDP in 1990 and 39 percent in 2014 (CPV, 2015). The transformation of political 

and economic structures has also significantly contributed to changes in the 

relationship between the central and local authorities in a number of fields, such 

as socio-economic development strategy, natural resources management, and 

urban development planning. For instance, the 2003 Land Law delegated 

responsibilities of land allocation, titling, land administration, land registry, and 

the creation of formal real estate markets to the local governments. In other 

worlds, it decentralized land use authority not only to provincial and city 

government but also to district governments within larger cities. As a result, 

these changes have created numerous pressures on land use. 
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Urbanization: Urbanization in Vietnam has rapidly increased since the 

national economy began to be integrated with the global economy. There was a 

marked increase in the 2000s, with 19.4 percent of the population living in urban 

centers in 2001 (Coulthart et al. 2006), compared with 33 percent in 2010 

(World Bank, 2011). In 1998, there were 703 cities, but the number of cities 

increased to 1,269 at the end of 2010. It is also estimated that there will be 1,934 

cities by 20205 (ibid.). At present, at least one million people are added annually 

to Vietnam’s urban areas; the current annual 3 percent increase in urbanization 

means that the urban population will constitute around 45 percent of the total in 

2020 (Wit, 2011). Vietnam’s future economic growth will depend on its ability to 

develop competitive, market-driven industrial and service sectors; these are 

primarily urban-based activities (Coulthart et al., 2006). The cities and towns6 

account for approximately 70 percent of the total economic output (ibid.). The 

large cities of HCMC, Hanoi, Hai Phong, and Da Nang are the focal points in the 

transition to a market-oriented economy (Phan et al., 1997).  

In the last two decades, the central government has introduced reforms 

that have affected urban development. The first reform was set down in the 

Orientation Master Plan for Urban Development to 2020, adopted in 1999 (Bộ 

Xây dựng, 1999). This explicitly addresses urbanization by designating a 

hierarchy of urban settlements (Coulthart et al., 2006). However, the most 

important policy change was the introduction of the Construction Law in 2004 

(the new Construction Law was promulgated in June 2014). Its main feature is 

increased decentralization to the three lower tiers of government – provinces, 

districts, and communes or wards – in preparing spatial plans (still subject, 

however, to approval by central government). In practice, most FDI is directed 

                                                 
5 The first city of Vietnam, Co Loa, was built under the Hung Kingdom of Van Lang in the Red River Delta (about 

20 kilometers northeast of modern day Hanoi) between the 6th- and 10th centuries. It was recognized as the capital 

of a Viet homeland. In the five-year plan (1961-65), the government of the Democratic Republic of Vietnam 

(North Vietnam), started to reconstruct its economy’s space through the creation or re-development of thirteen 

urban industrial centers. In the south of Vietnam, the government of the Republic of Vietnam also built many 

urban centers. By April 1975, there were thirteen large cities in the south, on which Saigon was the capital of 

South Vietnam (Douglass, 2002).  
6 The Vietnam urban classification system, established in 2001 and updated in 2009 with the inception of Decree 

No. 42/2009/ND-CP, serves as an important part of urban policy and management in Vietnam. It is a 

hierarchical system constituted by six classes of urban centers (special – Ha Noi and HCMC, class1, class 2, class 

3, class 4, and class 5) that are defined by different levels of economic activities, physical development, 

population, population density, and infrastructure provision. Hue is the class 1 city directly controlled by the 

government of Thua Thien Hue Province.  



 32  
 

toward cities owing to their competitive advantage in terms of labor market, 

transportation costs, and infrastructure. 

Beside development urban centers, a large number of industrial sites and 

export processing zones have been established in and near cities. In 1991, there 

was only one industrial zone located in HCMC, but the number of economic and 

high-tech zones had increased to 289 by the end of 2013 (using 81,000 hectares 

of land), excluding a variety of small-to-medium-sized industrial areas managed 

by provincial authorities (Pham, 2011;  Ngo Trang, 2013). 

Emergence of green-space consumption trends: Recent surveys have 

shown that the quality of life has declined in several cities in Vietnam, as city 

planning does not necessarily meet citizens’ needs (Ngo, 2010). One possible 

reason is the decline of green spaces within urban areas, although other factors 

such as healthcare, education systems, and entertainment are also important. In 

addition, air pollution is becoming a serious issue in the very large cities such as 

Hanoi and HCMC. Most urban air pollution originates from traffic, 

manufacturing and domestic cooking. It is estimated that 70 percent of urban air 

pollution comes from vehicles, in particular motorbikes (ibid.). A healthy living 

space includes green urban attributes as well as socio-economic and cultural 

services. In recent years, many Vietnamese, especially the nouveaux riches, have 

developed a preference for leafy residential areas where they can relax and 

recover from daily stress (Waibel, 2006). The emergence of such new urban 

areas is in response to the aspirations of people who have medium to high 

incomes and aspire to lifestyles that differ from others. By moving into these new 

residential areas, such people expect to adopt an upscale Western lifestyle in 

secure, orderly neighborhoods, with fresh air, green spaces, and comfort. In 

these residential spaces, they feel like part of a globalizing modern society in a 

setting that meets international standards (ibid. 2006). 

The model of new eco-urban areas has been promoted in Vietnam (Labbé 

and Boudreau, 2011) since the late 1990s. These urban spaces are built on 

agricultural land in peri-urban areas. By the end of 2010, 633 new urban areas 

had been realized all over Vietnam, with a total area of 103,243 hectares (Son 

Bach, 2011). Prominent new urban developments are the Sai Gon South New 

Urban Area (Phu My Hung) in HCMC, New City in Binh Duong Province, and 

Ciputra International City in Hanoi. Saigon South is being developed by 

Taiwanese investors and occupies 3,300 hectares of former wetlands. Its 

population is projected to be between 500,000 and 1 million residents by 2020. 
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The New City in Binh Duong covers 1,000 hectares and was designed by the 

National University of Singapore. Ciputra International City near the West Lake 

of Hanoi is an Indonesian investment of US$2.1 billion. It occupies 405 hectares 

of land with villas, commercial centers, and high-rise blocks of seventeen to 

twenty floors. A 120-square-metre apartment can be sold there for 

approximately US$100,000 (Waibel, 2006). In this urban residential space, 

inhabitants control and to some extent even shape their own territory, which 

may be interpreted as a privatization of part of urban space (ibid. 47). 

2.2.3 Emerging issues behind land acquisition 

Land acquisition is an outcome of political and economic reforms and the 

ensuing integration with the global economy. While this process might 

contribute advantages for economic growth at the macro level and offer 

development opportunities for local communities, there are also limitations and 

negative effects.  

On the positive side, compulsory land conversion is necessary for the 

socio-economic transformation towards an industrial and service-based 

economy, and for attracting domestic and foreign investment. In many cases, 

land acquisition for urban development is undertaken by a coalition of private 

developers and local authorities, who both stand to benefit the most from the 

process. Often low compensation rates for land are proposed by authorities keen 

to attract investment. Land is acquired and made available to investors at prices 

set according to policy priorities. Most cities/provinces offer new urban land at 

low cost to encourage investors to set up business and facilities that promote 

local economic growth. Land acquisition and allocation charges are an important 

source of revenue for many local governments. 

The acquisition of land for urban development indirectly creates job 

opportunities for the local population, in manufacturing and in services such as 

restaurants, hotels, retail, trading, etc. People in peri-urban areas can build 

apartments on their plots, for rent or sale, and thus benefit from rising land 

prices. In addition, land conversion also provides monetary compensation for 

villagers; villagers may use this to take up new activities or invest the money in 

other ways. And lastly, land conversion in peri-urban zones has increased rural–

urban interaction, with changes in livelihood strategies toward non-farming 

activities and urban lifestyles.  
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On the negative side, available evidence demonstrates that the loss of 

traditional livelihoods and increased resistances are serious consequences of 

land acquisition. The Vietnam Farmers’ Union reports that 67 percent of the 

agricultural workers who lost their land for development projects, remained in 

their old jobs and 13 percent gained new jobs, while 25–30 percent of farmers 

do not have any jobs or have unstable jobs. The report also states that over 53 

per cent of households experienced a reduction in income after land conversion 

(Mai Thanh, 2009). In seeking new livelihoods, some farmers have engaged in 

simple, self-employed non-agricultural work, such as informal retail and 

services, while others are out of work (Nguyen V.S., 2009; Le, 2007; Tran et al., 

2014; Wit, 2011). The villages nearest the urban edge face a future without 

agriculture, increasing numbers of non-native residents, and environmental 

threats (Di Gregorio, 2011). Some farmers leave land fallow while waiting for 

urban expansion in order to receive compensatory money (Berg et al., 2003). It 

was also found that most of the middle-income and wealthy households were not 

seriously impacted by losing agricultural land, while the poor and the elderly, 

who lack social and human capital (e.g., education, skills, health, and social 

relations), face various difficulties and are more vulnerable. 

Land acquisition affects different rural groups in different ways, which 

creates a variety of reactions to it. The review of literature shows that forms of 

local unrests are diverse. They often involve complaints, petitions, and even 

violent action. They can be individual initiatives or involve the community. Its 

main issues are simply because of unfair compensation from the perspective of 

land-losing people. According to the Tuoi Tre (the Youth) newspaper, 678,000 

formal complaints were sent to the government between 2008 and 2011, over 70 

percent relating to land issues (Le Kien, 2012).  

2.3 Hue, a tourism City in Central Vietnam 

2.3.1 Location and historical context 

Hue is located in the heart of the coastal provinces, about 1,060 km north of Ho 

Chi Minh City and 670 km to the south of the country’s capital, Ha Noi. It is 

located approximately between latitudes 16o30’45’’-16o24’ N and longitudes 

107o31’45’’-107o38' E. Hue was the imperial capital of Vietnam under the Nguyen 

Dynasty (1802-1945) and is now the capital of the Thua Thien Hue Province, 

Central Vietnam. The historical process of urbanization in Hue has historic roots 
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that remain a part of a heritage that includes the experiences of history as well 

as political interventions. This process is divided into four main periods. 

 

Map 2.1: Map of Hue City. Source: http://huecity.gov.vn/?cat_id=9 (Accessed 

on 14 January, 2015) 

Before the Nguyen Dynasty: Before 1558, Hue, like other regions in 

Thuan Quang (from Gianh River in Quang Binh Province to Quang Nam 

Provincie) was a fierce and warring place when Lord Nguyen Hoang (1558-1775) 

started building his own empire. Through the ability and moral benevolence of 

the talented general, not only did Nguyen Hoang provide peace for the 

protectorate; he also built a unique society and Hue became the Kingdom of the 

Nguyen Dynasty by 1636. The development of Hue gradually attracted 

merchants and handicraftsmen for the process of urbanization, particularly 

when the Phu Xuan Citadel (1687-1712) was built. With a population of sixty 

thousand people, Hue was a populous city in the period of 1749-50. However, 

http://huecity.gov.vn/?cat_id=9
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this region still did not have a very well-developed economy, except for paper 

production. The streets were narrow and flooded during the wet season (Tana 

and Reid, 1993). This was explained by the inconvenience of geographical 

conditions. Despite its poor economic conditions, the Nguyen Dynasty still chose 

Hue as their residence. The Phu Xuan Area was the foundation for development 

of the greater Hue Citadel Area (as the first symbol of the urbanization process), 

a suitable place for extending their influence over both the north and south 

(Nguyen, 2010). 

The feudal period from 1802 to 1884: From 1802, the first king of the 

last feudal dynasty of Vietnam, Gia Long (1802-1820) considered Hue as the 

imperial capital of Vietnam, a political and socio-economic center with a total 

area of 5.2 square kilometers. The Nguyen Dynasty regards the core region of 

Thừa Thiên Phủ (phủ– on the same administrative level as province) as the Kinh 

sư, which consisted of the Hue Citadel (1805-1833), royal palaces with green 

gardens, pagodas, mausoleums, prosperous market places, etc. According to 

Nguyen (2010), the Hue Citadel could be compared to a small city, with its three 

circles of ramparts, whose highlights were the innermost forbidden purple 

palace (Tử Cấm Thành) for the emperor and his family, the Imperial Palace 

(Hoàng thành) for ceremonies, the Citadel (Kinh thành) for national offices and 

houses of princes (the southeast), the palaces of princesses (the southwest), 

houses of officials, soldiers, national handicraft works, and markets (the north). 

With respect to economic activities, the Huong River, Gia Hoi Market, 

and Thanh Ha Street-market were the outskirt areas, in which Thanh Ha-Bao 

Vinh emerged as the river-side central markets (Nguyen, 2010). To some extent, 

Thanh Ha village was home for several Chinese. Most of them were merchants, 

others served for the Nguyen Dynasty as officials, whose works related to 

commercial activities. Besides central markets, there were market streets (Dinh 

and Gia Hoi), which were built more orderly and lively and represented the 

typically urban face of Hue. These market streets were built along the Huong 

River and near the citadel to directly serve the demands of the Hue Court. The 

products sold in the market streets were diverse, including: silk, cotton, food, 

carving, shoes, clothes, Annamese hats, Holland lamps, Swedish match boxes, 

and British bottles (Nguyen, 2010). In addition, the increasing demand of the 

royal family and the imperial court for construction, military, and daily-needs 

promoted the development of small-industrial handicraft works in and around 

the Hue Citadel. In short, the commercial activities in the 19th century were 

lively. However, these reflected the activities controlled by Chinese merchants 
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rather than those of the local people, as well as reflecting the life of the upper 

classes including royal members, merchants, and Mandarins.  

Hue under the period of French colonization (1885-1899): At this time 

in Hue, although still allowing the feudalistic system of the Hue Court to remain, 

the ones holding the privileges of managing diplomatic relationships, commerce, 

and even the national budget were the French. The Hue Citadel Area, though not 

being a French colony, was for all practical purposes a colonized area (Nguyen, 

2010). To fortify their base in Hue – the political center, the French built the so-

called administrative area on the south side of the Huong River (Bui, 2009). The 

area differed from the old citadel in that it now had a modern zone with new 

roads, military bases, banks, restaurants, food stores, villas, schools, a church, 

post office, and hospital. The construction of a large number of buildings with 

French style architecture such as the Department of Gendarmes, Dong Chua 

Cuu, Phu Cam Churches, La Residence Hotel, and the Dong Ba Market 

contributed to the changing image of the city landscape (Ton, 2005). As the 

modern French merchandise dominated the market, the traditional handicraft 

villages in Hue declined, many national handicraft works were dissolved, and 

only sixty-seven of the ninety-five works remained (Phan, 2003). In 1887, the 

French designed Saigon, the capital not only of Vietnam but of all French 

Indochina. Hue lost its role as the capital of Vietnam by the end of the 19th 

century. In 1899, Hue was labeled ‘thị xã’ (a central urban area of the Thua Thien 

Hue Province) with the consent of the native rulers and the French. 

 

Figure 2.1: A corner of Hue City in 1928 and 1930. Source: Nguyen Q.T.T, 2009 
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After the 1945 August Revolution7 (1945-1993): The success of the 

August Revolution marked the official collapse of the Nguyen Dynasty in 1945. 

Under the influence of the Viet Minh government, Hue was labeled ‘thành phố’ 

(a city in the Thua Thien Hue Province). The change in political regimes due to 

the war (Viet Minh – French – South Vietnam government – Vietnam) 

influenced the development of the city, particularly in regard to administrative 

reforms. The process of urbanization in this period, therefore, was characterized 

by the ‘splitting and emergence’ (chia tách và sáp nhập) of administrative 

borderlines, rather than rapid transition of socio-economic structures. For 

example, in December 1945, the peri-urban areas of the Phu Vang and Huong 

Thuy districts were merged into the city’s boundary, and Hue was re-divided into 

eight quarters (khu phố) (Nguyen, 2013). In March 1947, the French recaptured 

Vietnam; the government of the French colonization reorganized Hue into 10 

urban wards and 11 rural communes. After the Geneva Agreements in 1954, 

the Republic of Vietnam (South Vietnam government) stimulated that Hue be 

divided into three urban districts (quận), including: district 1 (11 wards), district 

2 (7 wards and 11 Vạn đò), and district 3 (4 wards on the southern bank of the 

Huong River). In 1976, Hue became the capital of the Binh Tri Thien Province; 

it was divided into 18 urban wards and 22 rural communes (Nguyen, 2013). In 

1989, the Binh Tri Thien Province was then divided into three provinces, 

including: Thua Thien Hue, Quang Tri, and Quang Binh. In this period, Hue City 

reorganized into 18 urban wards and 5 rural communes (Nguyen Q.T.T., 2009). 

After the Reunification Day (30 April 1975), the Vietnamese government 

had to confront numerous socio-economic constraints. The impoverished 

economy was the most urgent area that needed attention. The citadel and other 

feudal monuments were considered a representation of feudalism, a notion 

which was politically indefensible to the new government. Within the political 

ideology of the Vietnamese Communist Party, aimed at egalitarianism and 

socialism, the feudal architecture of the Nguyen Dynasty was symbolic of a 

‘backward’ ideology of the ‘exploiting classes, and therefore needed to suffer the 

same fate as those who had built it. Much of it was destroyed or desecrated. It 

was not until 1993 that the Nguyen Dynasty and its legacy were seen in a more 

favorable light. Part of this was because of Hue’s value as a tourist attraction, but 

                                                 
7 The August Revolution (in Vietnamese: Cách mạng tháng Tám), also known as the August General Uprising (in 

Vietnamese:Tổng Khởi nghĩa tháng Tám), was a revolution launched by the Việt Minh (in English: League for 

the Independence of Vietnam) against French colonial rule in Vietnam, on August 19,1945. 

http://en.wikipedia.org/wiki/Vietnamese_language
http://en.wikipedia.org/wiki/Vietnamese_language
http://en.wikipedia.org/wiki/Vi%E1%BB%87t_Minh
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the Citadel Area also gained status as an UNESCO World Heritage Site (Ton, 

2005). 

The reconstruction of Hue after 1993: Since the old city gained status as 

a World Heritage Site under UNESCO’s Conservation of the Protection of World 

Cultural and Natural Heritage in1993, the Hue Royal Music was also 

acknowledged as a World Intangible Cultural Heritage in 2003. One year later, 

Hue was declared to be the tourism and festival city of Vietnam, where cultural 

activities and festivities were to be performed on a regional and international 

scale (Bui, 2009). As a part of World Cultural Heritage, Hue plays an important 

role in supporting integration of the country into world affairs, and promoting 

the position of Vietnam in the international community. Since then, tourism and 

cultural values have become development strategies of the local economy.  

Regarding spatial development strategy, the core of Hue has mainly 

expanded into the south of city, due to the limitations of the heritage 

conservation policy in the north of the city (the Citadel area). The south has 

become the center of administrative bodies of the province and city, tourism and 

residential areas, health care, and education services, as well as other 

entertainment services. At the present, Hue is organized into 27 urban wards8 

with a total area of 71.68 square kilometers. The administrative area of Hue is 

expected to increase from 71.68 km2 in 2012 to 348 km2 in 2030 (Quyet Dinh 

649/ QĐ-TTg, 2014). Contrary to the previous periods, the main characteristic 

of urbanization in this period is the expansion of the city into its peri-urban 

areas, not an adjustment of its administrative units i.e. ‘splitting and emergence’ 

(Nguyen, 2013). 

2.3.2 Major changes in socio-economic structure 

The Doi Moi policy, especially the process of institutional reform toward a 

greater decentralization for local governments, has transformed the socio-

economic structure of Hue in recent years. In this section, major changes in 

population size, socio-economic structure, and spatial development strategy and 

                                                 
8 In March 2007, four new urban wards named Huong So, An Hoa, An Dong, and An Tay were established. These 

new urban wards were split from parts of Huong So and Thuy An rural communes (Nghi Dinh 44/NĐ-CP, 2007). 

Yet, the urban population of Hue has dramatically increased in 2010 as three more new urban wards (Thuy Bieu, 

Huong Long, and Thuy Xuan were established. Similarly, these new wards were also upgraded from rural 

communes of Hue (Nghi Quyet 14/NQ-CP, 2010).  
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land use planning are briefly reviewed to understand the dynamics of the land 

acquisition process in Hue’s peri-urban areas.  

Population growth: Table 2.3 shows that Hue’s population has increased 

from 304,668 people in 2002 to 346,070 people in 2012. On average, the total 

population increased 41,402 people (more than 1.2 times) in a ten-year period 

alone (2002-2012). This process was mainly caused by an increase in its urban 

population and partly due to migration from localities within the Thua Thien 

Hue Province and from other provinces in the central region. In 2002, over 75 

percent of the city population lived in the urban area, compared to 21 percent in 

the rural area. Ten years later, due to the impact of the local government’s 

interventions (rural communes – xã were upgraded to urban wards – phường), 

the share of urban population in the administrative area was 100 percent.  

Compared to other localities (districts and towns) in the Thua Thien Hue 

Province, the population density of Hue is the highest with 4,832 people/km2 

(HSO, 2012), compared to 228 people/km2 in Huong Tra, 221 people/km2 in 

Huong Thuy, 608 people/km2 in Phu Vang , or 184 people/km2 in Phu Loc 

(TTHSO, 2012).  

Table 2.3: Trends of population growth in Hue (2002-2012) 

Source: HSO, 2005 and 2013 

Socio-economic structure transformation: Hue lies at the center of 

many tourists’ itineraries in Vietnam and on the ‘East-West economic corridor’ 

connecting Thailand, Laos and Vietnam with the East Sea (the South China Sea). 

The city has many comparative advantages to promote economic growth through 

the service and tourism industry, and integrate into a globalizing world. 

Recently, alongside great economic achievements at the national level, Hue itself 

has had stable economic growth, with annual Gross Domestic Product (GDP) 

Year Total By sex (%)  By resident area (%) 

Male Female  Urban Rural 

2002 304,688 48.2 51.8  78.7 21.3 

2004 314,233 48.6 51.4  79.9 20.1 

2006 323,809 48.1 51.9  79.1 20.9 

2008 332,947 48.3 51.6  90.3 9.7 

2010 341,324 48.1 51.9  100.0 - 

2012 346,070 48.3 51.7  100.0 - 
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growth rates of approximately 9.5% from 1996–2005, 14.2% from 2006-2010, 

and an expected 14% in the period of 2011-2015 (Quyet Dinh 564/QĐ-UBND, 

2007). Figure 2.2 indicates that the economic structure of the city has changed 

steadily between 2005 and 2014. The commerce, services, and tourism industry 

made up 71.5% of the economy in 2014, the industry sector was 28.0%, and 

agriculture 0.5%; as compared to 2005 when these proportions were 67.1%, 

31.2%, and 1.7%, respectively (Thanh uy Hue, 2010). 

 

Figure 2.2: Share of Hue’s GDP by sectors (2005-2012). Source: HSO, 2005 

and 2013  

With the advantages of a world cultural heritage, the economic structure 

of Hue is geared toward tourism and service, industry, and agriculture. During 

the last two decades, the government of city has attempted to innovate local 

institutions and policies (investment procedures, access to credits, land, 

markets, technologies, as well as information sharing), to promote the 

development of business enterprises (Bui, 2009). As a result, the number of 

enterprises in Hue has increased over time, from 2,360 enterprises in 2010 to 

3,593 enterprises in 20159 (of which over 85% of the enterprises were small and 

medium enterprises - SMEs). The statistics also show that the number of 

household businesses also increased rapidly in response to the local expanding 

economy, from 38,753 in 2009 to 47,519 in 2013; they mainly specialized in the 

small-scale production of simple hand-made items or small-scale businesses. 

                                                 
9 According to http://www.thongtincongty.com/gioi-thieu/, accessed on 25 March, 2015. 
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In respect to tourism and service, many foreign and domestic investors 

have invested millions of US Dollars in hotels, resorts, golf courses, travel, 

restaurants, and other services. Of the total investors, Laguna Company, Banyan 

Tree (Singapore), Vingroup, Viet Travel, Saigon Tourists (Vietnam), Viet Laos 

Thai Joint Stock Company in tourism and trade (Vietnam and Thailand), have 

played the most important roles in the development of local tourism and service 

sectors. The flow of people visiting Hue increases every year. Table 2.4 shows 

that the number of visitor arrivals reached more than 2 million in 2013 (of which, 

37.6 percent were international tourists). In the period between 2006 and 2010, 

the number of visitors increased 14.7 percent (of which, foreigner visitors: 23.7 

percent; and domestic visitors: 76.3 percent). Tourism-related services made up 

72.7 percent GDP of the city in 2012, and this is expected to rise to 75.0 percent 

in 2015. The development of industrial tourism and services also created a large 

number of direct jobs with 14,310 employees in 2013, compared with 11,245 

employees in 2008 (HSO, 2013). This has made significant effects on changes in 

employment structure and income level in recent years. In 2005, the statistical 

data shows that approximately 55.1 percent of the labor force was employed in 

the tourism and service sectors. However, this proportion rapidly increased to 

65.3 percent in 2011. The statistics also indicate that the yearly gross income per 

capita increased from 650 US Dollar in 2005 to 2,250 US Dollar in 2014 (HSO, 

2005, 2013). On average, the income per capita increased more than 3.4 times 

in the period of 2005-2013.  

Table 2.4: Tourist arrivals and economic contributions to Hue City 

 Unit 2009 2010 2011 2012 2013 

Tourist arrivals Mill. people 1.2 1.4 1.5 1.7 2.0 

Vietnamese 1000 people 734 844 890 1,009 1,248 

Foreigner 1000 people 561 607 653 723 752 

Revenue  Billion VND 684 830 975 1,215 1,458 

Direct employees 1000 person 11.6 11.9 13.2 13.9 14.3 

Income per capita US Dollar 1,076 1,350 1,500 1,700 1,750 

Source: Thanh uy Hue, 2010; and Hue City People Committee, 2012 

Despite the dramatic growth of the tourism industry and its substantial 

contribution to the economic development of the whole city, there are still 

challenges to be solved in the course towards sustainable tourism development. 

For example, as the number of visitors to Hue has increased significantly, tourist 

sites in the city have become overcrowded. The Royal Palace and the Tu Duc and 
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Khai Dinh Mausoleum welcome about 3,000–4,000 visitors per day which has 

caused environmental issues for these destinations (Bui, 2009).  

Spatial development strategy and land use planning: The rapid 

transformation of socio-economic structure directly influences spatial 

development strategy and land use planning.  By 2020, the Thua Thien Hue 

Province will be a centrally-governed city10, in which Hue will be a nuclear city 

surrounded by a specified collection of satellite towns, including Tu Ha, Huong 

Thuy, Binh Dien, and Thuan An (Ket luan 48-KL/TW, 2009). This means that 

some localities in the rural areas of Huong Tra and Huong Thuy towns, as well 

as Phu Vang district will be merged into Hue’s territory. To implement the 

development strategy, the Hue People Committee designed a City Master Plan 

2030 and vision 2050 (HPI). This master plan in principle was divided into three 

phases (see Table 2.5, and Map 2.2).  

Table 2.5: Spatial development strategy of Hue City (2015-2030) 

 Unit Phase 1 

(2015-2020) 

Phase 2 

(2020-2025) 

Phase 3 

(2025-2030) 

Total population People 616,000 644,000 674,000 

Urban population People 521,000 550,000 581,000 

Urban population % 84.7 85.4 86.2 

Urban land area Ha 10,412 11,136 12,190 

Source: HPI, 2013 

The first phase will be conducted in the period 2015-2020. The total 

population is predicted at 610,000 people, of which 84.7 percent will be the 

urban population. It is also expected that Hue will have 644,000 people at the 

end of the second phase (2020-2025). Thereafter, the urban land area will need 

an additional 724 hectares for urban development projects such as infrastructure 

systems, housing, commercial centers, public spaces, etc. At the end of the third 

phase (2025-2030), the Hue Planning Institute (HPI) has estimated that the 

growth of urban urbanization is 86.2 percent. To be able to provide enough space 

for the urban expansion process, the government of Hue City needs an additional 

1,054 hectares of land (HPI, 2013). Therefore, the conversion of agricultural land 

                                                 
10 According to Nghi Dinh 42/NĐ-CP in 2009, the centrally-governed cities (including: Hanoi, Ho Chi Minh City, 

Hai Phong, Da Nang, and Can Tho) are directly governed by the Central Government. In principle, these cities 

will have the rights to promulgate particular polices in order to attract foreign investment and encourage 

domestic investment. The rest of the cities are controlled by the provincial government.   
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in Hue’s peri-urban areas, which at the present time are managed by the districts 

of Huong Tra, Huong Thuy, Phu Vang and Binh Dien, are an unavoidable trend. 

It is estimated that more than 300 hectares of agricultural land will be converted 

into urban uses in the period of 2016-2020, as compared to 182 hectares of 

agricultural land which have been acquired by the local governments between 

2011 and 2015 (Thua Thien Hue People Committee, 2014). 

 

Map 2.2: Map of Hue City in 2010 and urban expansion plan until 2030. 

Source: HPI, 2013 

2.3.3 Land acquisitions for urban expansion 

The urban growth of Hue over the last decade has created pressure regarding 

land use, especially in areas in peri-urban zones. To satisfy the rising land 

demand for socio-economic development, the government of Hue City has 

implemented various measures, including compulsory land acquisition. At the 

level of the Thua Thien Hue Province, the government organizations have 

acquired a large area of agricultural land for public interests over the past 15 

years. The acquisition of land is mainly for housing projects (new urban areas 

and resettlement areas), industrial zones, hydropower development, and 

tourism development. Between 2000 and 2010, over 4,869 hectares of 

agricultural land had been converted into urban and industrial purposes (357 

projects). In a two-year period alone (2008-2010), nearly 1,000 hectares of were 

acquired for development projects. This process has resulted in the loss of the 

traditional employment of 13,393 farm households in both peri-urban and rural 

areas (own elaboration based on the local reports).  

 

Binh Dien 

Huong Thuy 

Thuan An Huong Tra 

HUE 
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Table 2.6: Land acquisition in Hue’s peri-urban zones (2000-12) 

Localities Area (ha) Affected households (#) 

Vy Da 24.1 159 

Xuan Phu 26.8 157 

An Hoa 9.2 225 

Huong So 9.5 296 

An Dong 17.8 124 

An Tay 23.9 154 

Phu Thuong 70.3 542 

Thuy Van  99.5 651 

Thuy Duong  111.9 462 

Total  393.6 2,770 

Source: Computed by author from the reports of local authorities. Note: The 

statistical number for land acquisition areas in Thuy Bieu, Huong Long, and 

Thuy Xuan is not available 

 In Hue City, as shown by data in Table 2.6, the conversion of land from 

agricultural to non-agricultural uses has taken place rapidly since the 2000s. 

This conversion is due to the demand for quality housing, as well as for 

infrastructure and facilities to allow for both economic growth and sustainable 

tourism development. It was estimated that nearly 400 hectares of land (of 

which, over 80% was agricultural land) was acquired between 2000 and 2012. 

More than 2,700 households have been seriously impacted by land acquisition 

processes. Consequently, the area of agricultural land has considerably 

decreased by 321 hectares, from 1,949 hectares in 2011 to 1,628 hectares in 2015. 

This process is predicted to become larger in the coming few years, when the 

urban expansion becomes more intensive (HPI, 2013). 

2.3.4 Impacts of urban growth on peri-urban areas  

The acquisition of land has contributed to both economic growth and urban 

development. However, an important question can be raised here concerning 

impacts of these processes on peri-urban areas, where hundreds of hectares of 

agricultural land were compulsorily acquired for urban expansion. Evidence 

collected reveal that the urban growth and land acquisition have created 

significant changes in peri-urban communities. These changes include the 

transformations of physical, demographic, and economic factors.  
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Physical transformation: The change in physical conditions in peri-

urban localities is one of the most dramatic transformations under the impacts 

urban growth. Various new roads were built, while the old roads were upgraded 

at the commune/ward levels. One of the major changes in infrastructure was the 

building of the Tu Duc-Thuan An Road in 2007, which connects peri-urban 

communities and coastal villages with the urban center. It was designed as a 

four-lane, 13.8 kilometer long road, with a total investment of 130 billion dong 

(US$ 62 million). It was made to be able to travel to and from Hue and the 

industrial zones much faster. Other infrastructural developments (i.e. new 

schools and local markets) were built recently in the urban fringe areas. The 

Huong So industrial cluster-craft village, which was established in 2001 in the 

north of the city, was expected to create employment opportunities for the peri-

urban population. By 2013, there were 40 projects (manufacturing, 

transportation and storage, textile factories, and mechanics) implemented in 

this area. 

Besides infrastructure, there have also been significant changes in the 

quality housing supply for citizens. Within peri-urban areas, several new urban 

areas have been constructed with the characteristics of high-rise apartment 

blocks, villas, and commercial and office spaces, and along with education, 

health and sports facilities, and parks. These new urban areas include An Van 

Duong, An Cuu City, Dong Nam Thuy An, Phu My Thuong, and An Van Duong 

APEC. Most projects, which are invested in by private investors or State-owned 

enterprises, tend to serve the needs of Hue's middle and high income urban 

elites. In addition, several commercial and tourism centers were built, including: 

Big C, the golf course, and Pilgrimage Village. These processes have created 

advantageous opportunities for both urban and peri-urban citizens to access the 

quality residences as well as to enjoy the entertainment and business services. 

However, in practice, this study found that more land has been acquired than is 

needed11 . The fact is that some projects developed on the outskirts of Hue, such 

as Dong Nam Thuy An, An Cuu City, and An Van Duong, are now either 

incompleteor have been left fallow. The main reasons are not unsurprisingly; the 

economic and financial crisis has brought project investors difficulties. More 

importantly, some people have complained about the quality of the housing, 

                                                 
11 In Thua Thien Hue Province, by the end of 2014 there were 24 uncompleted projects in which 9 projects (e.g., 

new urban areas, golf course, and offices) located in Hue’s peri-urban areas (more see at: 

http://www.vietnamplus.vn/toan-tinh-thua-thienhue-hien-con-24-khu-quy-hoach-treo/287044.vnp). 

 

http://www.vietnamplus.vn/toan-tinh-thua-thienhue-hien-con-24-khu-quy-hoach-treo/287044.vnp
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while others have argued that the new urban areas might not attract people 

because of its high costs.   

Socio-demographic transformation: For 2001, the statistical data shows 

that the total population in the peri-urban areas of Hue was only 80,507 people, 

but this increased to about 145,342 people in 2013. Consequently, the peri-urban 

localities have become denser in recent years. This upward tendency might be 

caused mainly through the growth of population in this area, the moving of 

urban citizens into peri-urban villages, and the influx of migrants from other 

parts of the country. In the Thuy Duong ward, for instance, the rapid 

development of a textile factory and implementation of various construction 

projects have created employment opportunities for people. Besides 

employment, the cheap cost of living in peri-urban areas is also the main reason 

for the inflow of people. The latest local report shows that the rate of in-flow 

migration in Thuy Duong increased rapidly from 66 people in 1999 to 450 people 

in 2012. This process has created different social impacts at the local levels, such 

as: change in land markets, employment competition between insiders and 

outsiders, social evils, and other impacts related to cultural values.  

Table 2.7: Population growths in the peri-urban areas of Hue, 2003-2013 

Localities 2001 2009 2013 

Vy Da 15,509 19,290 19,309 

Xuan Phu 10,087 12,761 13,193 

An Hoa NA 9,731 10,677 

Huong So NA 7,036 11,380 

An Dong NA 15,792 16,316 

An Tay NA 6,974 7,383 

Thuy Bieu 9,201 9,539 9,853 

Huong Long 9,121 10,154 10,873 

Thuy Xuan 9,825 13,233 14,181 

Phu Thuong 10,727 14,000 14,240 

Thuy Van 5,685 6,206 6,458 

Thuy Duong 10,352 11,144 11,479 

Total 80,507 135,860 145,342 

Sources: HSO, 2001, 2009, 2013; HTHSO, 2001, 2009, 2013; PVSO, 1999, 2009, 

2013 

Economic transformation: The urban growth of Hue and the acquisition 

of agricultural land have remarkably impacted the economic transformation of 
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peri-urban localities. Firstly, there is the decline of agriculture, particularly 

planted areas and the production of the main crops such as rice, sweet potatoes, 

cassava, vegetables, and peanuts (Table 2.8). In contrast to the situation of 

agricultural land, the yield of almost all crops has increased rapidly. This result 

comes from the introduction of new technologies in agricultural production, 

including: high yield varieties, fertilizer, and pesticides. With respect to output 

scale, table 2.8 shows that rice is by far the most important crop, followed by 

vegetables, sweet potatoes, and cassava. Vegetables are grown mainly in those 

localities nearest to the city such as Huong So, An Hoa, Huong Long, and Thuy 

Xuan, while sweet potatoes are grown mostly in Huong Long, Thuy Duong, and 

Thuy Bieu. 

Table 2.8: Changes in planted area, yield, and output of major crops  

 

Crops 

2000  2013 

Planted 

area 

(Ha) 

Yield 

(Ton/ha) 

Output 

(Ton/ha) 

 Planted 

area 

(Ha) 

Yield 

(Ton/ha) 

Output 

(Ton/ha) 

Rice 3,695 4.7 17,387  3,046 5.0 15,455 

Maize 80 1.3 108  113 3.7 423 

Potatoes 353 4.6 1,624  178 4.8 858 

Cassava 230 6.0 1,389  169 10.9 1,853 

Vegetables 510 13.6 6,965  401 10.1 4,089 

Peanut 195 1.9 326  108 2.9 316 

Source: HSO, 2000, 2013; HTHSO, 2000, 2013; PVSO, 2000, 2013 

Secondly, the improvement of infrastructural systems and institutional 

innovations, as mentioned in the previous section, have significantly contributed 

to the establishment of business enterprises (SMEs). The statistics show that the 

number of business enterprises located in Hue’s peri-urban areas increased 2.5 

times, from 213 in 2009 to 539 in 2010 (HSO, 2009, 2010; HTHSO, 2009, 2010; 

PVSO, 2009, 2010). Over 25 percent of the SMEs are located in Vy Da, 16.7 

percent in Xuan Phu, and 13.9 percent in Phu Thuong. These enterprises have 

operated in various fields such as commerce, construction, education and 

training, manufacturing, transportation and storage, the textile industry, 

accommodation and food service activities, information and communication, 

and finance. The development of business activities in the urban fringe has 

brought the local population many non-farm employment opportunities (Table 

2.9).  
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Table 2.9: Labor structure in the peri-urban areas of Hue in 2011 

Localities Total 

(Person) 

Agriculture  Non-agriculture 

Number Percent  Number Percent 

An Hoa 4,820 1,470 30.5  3,350 69.5 

Huong So 3,565 1,090 30.6  2,475 69.4 

An Dong 7,410 1,959 26.4  5,451 73.6 

An Tay 3,139 1,014 32.3  2,125 67.7 

Thuy Bieu 5,344 1,100 20.6  4,244 79.4 

Phu Thuong 7,476 3,214 43.0  4,261 43.0 

Thuy Van  3,682 1,528 41.5  2,154 58.5 

Thuy Duong  6,460 1,181 18.2  5,279 81.8 

Total 41,896 12,556 29.9  29,339 70.1 

Source: Computed by author based on the website 

http://huecity.gov.vn/?cat_id=90 

2.4 Conclusions 

Large-scale land acquisitions for developmental purposes are often interpreted 

as the consequence of increasing global integration, labeled ‘globalization’. This 

case study of Vietnam actually confirms the role of globalization as the harbinger 

of change. The governments considered as creatures of the global pressures may 

very well actively implement the globalization strategies. As shown in 

urbanization projects in Vietnam in general and in Hue in particular, the public 

sectors (local governments and state-owned enterprises) assume a leading role 

in bringing about these changes and reallocating land resources in favor of uses 

and users it deems more attractive. This is partly a logical consequence of 

Vietnam’s socialist orientation, but it is not fundamentally different from cases 

observed elsewhere—for example, by Sassen (2005).  

Compulsory acquisition of land, particularly acquisition of agricultural 

land for public uses in Vietnam, is not a new phenomenon in development 

processes, but its extent and effects are. Recent studies conducted in the largest 

cities such as Hanoi and HCMC indicate that the process, on the one hand, could 

create massive benefits for stakeholders, including: government agencies, 

developers and investors, and local people in the peri-urban areas. On the other 

hand, without a firm political commitment to protect the weak, land acquisition 

also puts intense pressure on the livelihoods of farmers and others who have no 

stake in the rising industries.  

http://huecity.gov.vn/?cat_id=90
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Hue is well known as the imperial capital and as a touristic destination 

in Vietnam. The process of urbanization is not characterized by a rapid 

population growth or the influx of migration, as is what happened in Ha Noi and 

HCM. Conversely, urbanization of the city is significantly influenced by the 

historical context, local government intervention, and partly by the rapid 

economic growth in recent years. The questions raised here concerning how do 

characteristics of local socio-economic conditions affect livelihood 

reconstruction of people after losing land? And what lessons can be learned from 

the experience of a medium-sized city such as Hue? Before elaborating upon this 

point, we need to investigate how land acquisition for urban expansion in Hue’s 

peri-urban areas takes place. This will be discussed in the next chapter. 
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3 | Processes and stakeholders involved in land 

acquisition12 

 

 

 

3.1 Introduction 

Land conversion is widely defined as a process characterized by the transference 

of land from one type of use and user to another. In most cases, as in this study, 

conversion involves transforming agricultural land for urban uses such as 

infrastructure, housing, and other important facilities (Azadi et al., 2010). This 

is a worldwide phenomenon (Firman, 1997) that is seen as inevitable during 

periods of economic development and population growth (Tan et al., 2009). An 

early step in the process of conversing land for development process, 

governments in many parts of the world use the mechanism of compulsory land 

acquisition as a policy tool (FAO, 2008). This process, however, is implemented 

in different ways in different countries. Differences in land tenure regime lead to 

different conversion processes; land rights determine the methods of purchase 

and sale and also affect the distribution of benefits produced by land conversion 

(Ibid.). For example, in the Netherlands and Germany, farmland is often 

privately owned and compensation prices are thus set according to market 

prices. Private land ownership in these European countries therefore offers 

established rights holders’ considerable protection. Conversely, in countries 

without private land ownership, land acquisition is dominated by the 

government.  

Vietnam is a socialist country where all land belongs to ‘the entire people’ 

and is overall managed by the State. Currently the country experiences rapid 

social and economic development based on a strategy of increasingly integrating 

into the globalized world economy. A logical corollary of this development 

process is a rising demand for suitable land for urban and industrial growth (Bui, 

2009). In order to accommodate the demand, the government uses the 

mechanism of compulsory land acquisition for ‘public purposes’ to open up 

                                                 
12 Parts of this chapter were published as Nguyen Quang Phuc, A.C.M. (Guus) van Westen, and Annelies Zoomers 

(2014). Agricultural land for urban development: The process of land conversion in Central Vietnam. Habitat 

International 41, 1-7. 
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massive expanses of agricultural land in rural and peri-urban areas. The question 

now arises whether public sector ownership and management of land leads to 

more equitable outcomes than market-driven conversion processes. In principle, 

state control over land could safeguard weak stakeholders from being crowded-

out by market forces. On the other hand, we also know that land acquisition has 

caused social tensions. Thus, it is important to ask: to what extent do state-based 

land governance systems actually differ?  

This chapter, analyzing the acquisition of agricultural land for urban 

expansion in Hue’s peri-urban areas, focuses on identifying the stakeholders 

involved and their participation in the process as well as the distribution of 

benefits in the land acquisition process, such as agricultural land acquisition for 

resettlement and new urban areas. Our findings show that participants in the 

land acquisition process include affected households as well as local authorities 

and developers, including government agencies and state-owned enterprises. 

While the role of affected people tends to be passive and weak, state and 

government agencies are seen to play an active role in the process of decision 

making and implementation of land acquisition. Likewise, developers are also 

active in the process and particularly resourceful in seeking strategies to 

successfully promote land acquisition. The chapter also finds that the profits 

from land acquisition are mostly seized by the developers and local authorities. 

The data in this chapter are derived from two main sources. General information 

on land acquisitions was gathered from secondary sources such as newspapers, 

legal documents on land policy, and unpublished documents. Specifics on land 

acquisition process of two project cases (resettlement area in Huong So and new 

urban area in Thuy Duong) are primary data collected through the interviews 

with government officials, older villagers, and village/hamlet leaders. In 

addition, a total of 105 households who lost their land for two projects were 

selected for the questionnaire surveys. 

 The remainder of the chapter is organized into five sections. The first 

section outlines the literature review of compulsory land acquisition and 

compensation in different countries. Next, the evolution of land policies in 

Vietnam is given. Section three presents how land acquisition takes place in 

practice through two selected cases: compulsory land acquisition for 

resettlement housing funded by public sector agencies; and land acquisition for 

new urban areas funded by enterprises. Section four discusses the findings from 

two selected cases, while the last section provides the conclusions. 
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3.2 Compulsory land acquisition and compensation 

In the property rights literature (Denyer-Green, 1994), much attention is given 

to the protection of private property rights because it allows property owners to 

control their assets and to secure benefits deriving from the use, sale or change 

in land value. However, in many parts of the world, the governments have 

commonly used the compulsory land acquisition mechanism as a policy 

instrument to acquire private property for public uses, while paying ‘just’ 

compensation to those whose property is taken (Bui, 2009). The compulsory 

acquisition is defined as the power of government to acquire private rights in 

land without the willing consent of its owner or occupant in order to benefit 

society. It is a power possessed in one form or another by governments of all 

modern nations (FAO, 2008). 

In practice, however, there is considerable differentiation in the way that 

governments are able to apply such powers to acquire rights of land ownership 

or use. In the United States, where property rights are clearly defined and 

markets well-developed, property owners who relinquish their property for 

public use are entitled to a payment based on the market value of the subject 

property, which is the best offering price in the open market by a willing seller to 

a willing buyer. In the United Kingdom, compensation is based on the principle 

of value to the owner, consisting of the market value together with other losses 

suffered by the claimant. Singapore applies a seven-year rule in calculating the 

market value of land for compensation (Han and Vu, 2008; Bui, 2009), while 

Australia provide compensation largely for raw land value only (Kotaka and 

Callies, 2002). 

In developing countries, due to the demands economic expansion and 

the overarching agenda of economic development, state planners have also 

employed the compulsory mechanism at astounding scales to feed urbanization 

and industrialization (Kim, 2009). Massive amount of land has been 

requisitioned by the state to fuel private residential, commercial, industrial 

development, and natural preservation. However, the principle of ‘just’ 

compensation is not yet in place. Assessing a fair market value for compensation 

is difficult because plans often involved drastic change in land use and the 

methods of land appraisal are often deficient (Han and Vu, 2008; Kim, 2009). 

The compensation level set by the state, like China and Vietnam therefore often 

falls significantly below the prevailing market rate. In China, for instance, Chan 

(2003) illustrates a number of the problems in the current compensation laws: 
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the just terms compensation principle is not in place; consequential financial 

loss payments are very limited; interest in land do not appear in the 

compensation laws; right to claim compensation is not available; there is no 

definition of market value in the law; and non-uniform compensation standards 

and lack of transparency. Consequently, the way that land is acquired and 

compensation is determined has given rise to substantial social conflicts (Bui, 

2009). Popular protests, sometimes violent, have arisen in these countries 

without a clear market value of land, as the public began to perceive and contest 

the benefit-sharing mechanism between various stakeholders involved land 

acquisition process. It would seem that outcomes like this are beginning to 

emerge in Vietnam, since thousands hectares of land have been compulsorily 

acquired by the State for modernization. Before focusing on how land acquisition 

and compensation take place in practice through two selected cases, it is 

important to review the evolution of land policies in Vietnam.  

3.3 Evolution of land policies in Vietnam 

The current land legislation in Vietnam which was built on the basis of Karl 

Marx’s arguments on political economy. In his book published in 1867, namely 

Capital, Mark proposed the principles of the State ownership or whole people 

ownership all land, while eliminating private ownership of land. Based on these 

principles, in Vietnam, all land belongs to ‘the entire people’ and is overall 

managed by the State. Households, communities and other entities (for instance, 

individuals, companies and organizations) to which the state allocates land only 

have ‘use rights’, not ‘ownership rights’ to that land. However, the system of land 

legislation has been gradually reformed over time in order to meet the 

requirements of the market system. The following paragraphs invite us to review 

the evolution of laws and regulations relating to land. 

Before the 1980 Constitution: After Vietnam gained its independence 

from France in 1954, the first and largest land acquisition without compensation 

had taken place in the North. The two targets were the landlords (địa chủ), who, 

although comprising less than 3 percent of the population, owned over fifty 

percent of the land, including former French-owned plantations (Phan et al., 

1997). Over 800,000 hectares of land were seized by the state and redistributed 

to 2 million households (Jamal and Jansen, 2000). Compensation of cash or 

government cheques for property losses were only provided in cases where land 

was acquiring from other farmers. This means that compensation has not taken 

place when the state took land from the landlords. This is a serious mistake and 
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the Communist Party of Vietnam (CPV) acknowledged its mistake (CPV, 1958). 

After the first agrarian reform, the government issued the Decision 51/CT-TW in 

1956 to return land to landlords and to regulate compensation for other 

landowners’ losses. In 1959, the second Constitution was formulated (the first 

Constitution was formulated in 1946), in which it recognized three forms of land 

ownership, including: state, individual, and collective ownerships. According to 

this Constitution, land was acquired for development processes. Negotiations 

among land losers, cooperatives, and local governments were intended to 

provide estimation for compensation framework.  

From the Constitution 1980 to prior to Land Law 1993: In 1980, a new 

constitution was born which made tremendous changes in land ownership 

compared with the 1959. There was no longer private and cooperative 

landownership. It was replaced by a single type of land ownership: land was 

owned by the entire people under the management of the state. Land was 

allocated to land users, but it could be acquired by the state for national 

development and security. The compensation was only paid for property losses 

because of land acquisition. In 1987, the first Land Law was promulgated. 

According to this law, land was allocated by the state to various actors, including: 

agricultural cooperatives, social organizations, government organizations, and 

individuals. The land users had three rights relating to land: transfer, exchange, 

and compensation for land loss due to government re-acquisition (Land Law, 

1987). To secure the land rights, the government granted land use right 

certificates (Red Book) to all land users. However, compensation methods were 

still vague with supports for land losers concentrated solely on agricultural and 

forest land when these lands were converted to other purposes.  

From the Land Law 1993 to prior to Land Law 2013: In 1992, the fourth 

Constitution was promulgated which recognized as a foundation for the 

transformation from a centrally-planned, state-led economy to a market-

oriented economy. However, state land ownership remained as in the previous 

Constitution. One year later, the 1993 Land Law was approved by the National 

Assembly. This law expanded the previous three land use rights to seven rights, 

including: the right to lease, transfer, exchange, inheritance, mortgage, and use 

land use rights as capital investment, and to be compensated by the state due to 

land acquisition (Land Law, 1993). The government granted land households 

and individuals land use rights in a 20 year term in order to increase their long-

term tenure security. Compensation, according to this law, must be estimated at 

the market price when the state acquired land for purposes of national security, 
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national, and public interests. This is the first time that the term of ‘land market’ 

was officially stated in law. In practice, however, land prices were determined by 

government for different regions and periods. More importantly, the 1993 Land 

Law delegated responsibilities of land allocation, titling, land administration, 

land registry, and the creation of formal real estate markets to the local 

governments. In other words, it decentralized land use authority not only to 

provincial and city government but also to district governments within larger 

cities (Kim, 2009). Following the 1993 Land Law, many regulations on land 

acquisition and compensation were promulgated. For instance, Decree 87/CP, 

issued in 1994, stipulated the valuation of land value. Decree 22/NĐ-CP, issued 

in 1998, preferred to resettlement program and livelihood support for people 

who lost their land (Pham, 2014).  

The promulgation of the 2003 Land Law did not make any change in land 

ownership in Vietnam, but it is seen as a foundation for the development of 

formal land markets that profoundly affect land acquisition processes. The 

reforms in the 2003 Land Law consist of: i) increasing from seven to ten rights 

related to land for land users, including the rights of exchange, transfer, 

inheritance, mortgage, lease, sublease, guarantee, as well as land pooling, 

donating or gifting, and to be compensation; ii) communities, religious 

establishments, overseas Vietnamese, and foreign organizations and individuals 

investing in Vietnam are recognized as new land users and thus rights holders; 

iii) providing more flexible arrangements to convert garden and pond land to 

residential land without having to pay a levy; and iv) assigning the 

provincial/city and district governments the right to convert land for purposes 

of national defense, security, public interest, and economic development (Land 

Law, 2003). The public interest and economic development purposes are defined 

broadly, and may consist of construction of public infrastructure, sites for 

establishing state agencies and foreign organizations, other non-profit 

development projects, construction of commercial centers, new urban areas, and 

resettlement and other residential areas. If land is to be converted for other uses, 

it first must undergo a process of state requisition to be returned to the state and 

subsequently be reassigned to new land users. The current users will be 

compensated according to a pricing framework set annually by the provincial 

authority. The compensation price for land use rights has to be close to the 

market prices of land under normal conditions.  

Based on the 2003 Land Law, several regulations, including: Decree 

197/2004/NĐ-CP, Decree 11/2006/NĐ-CP, Decree 123/2007/NĐ-CP, Decree 
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84/2007/NĐ-CP, and Decree 69/2009/NĐ-CP)13 were promulgated to 

implement land acquisition and compensation in practice. For instance, Decree 

69/2009/NĐ-CP distinguishes three stakeholders in the land acquisition 

process: farmers or ‘sitting tenants,’ local authorities, and developers. 

Developers consist of domestic and foreign investors. Government agencies and 

state-owned enterprises are also considered to be developers. However, 

authorities at provincial, district and commune levels would not normally 

involve themselves in land acquisition for private projects i.e. commercial 

purposes. Local authorities are only involved in large public projects (e.g., 

projects that relate to national security and public welfare, but also foreign 

investment projects). If the proposed projects do not relate to public security or 

public welfare, the developers in principle have to negotiate with the residents 

on the basis of the government pricing framework. In practice, however, there is 

little negotiation activity between developers and households due to the fact that 

households usually want to receive compensation according to market values. 

This is usually unattractive for developers because infrastructure investment is 

more expensive. Hence, in most cases developers rely on the local governments 

to use its powers of land acquisition.  

The 2013 Land Law: This land law was adopted by the National 

Assembly November 29, 2013. In general, the adopted law did not make any 

significant reform to land ownership and management. It tended only to 

reinforce more clearly the rights and responsibilities of state management 

agencies and land users. Indeed, land was owned by the entire people under the 

management of the state. The state still has the right to take land from current 

land users for national security and defense and public interests, and give a 

compensation package to current land users. Looking at the law in more detail, 

this land law has five new points, including: i) a strict land use and management 

monitoring system was established from central to local level, including 

supervision by the National Assembly, provincial and district people’s councils, 

and members of Vietnam Father Front; ii) intensify participation and 

                                                 
13 The implementation of land acquisition, compensation, and resettlement was authorized to the Provincial 

People’s Committee or PPC (Decree 197/2004/NĐ-CP). This decree opened more doors for provincial 

governments to decide most issues relating to land, depending on their local contexts. In 2006, Decree 

11/2006/NĐ-CP was issued to require PPC to annually update the land price for land compensation and land 

tax. In 2007, Decree 123/2007/NĐ-CP allowed PPC to formulate a land-price framework of all land use types for 

the sake of land compensation, land registration, land tax, and land transaction fees. Also in 2007, Decree 

84/2007/ NĐ-CP was promulgated to regulate the procedure of compensation, support, and resettlement when 

the state acquired land for development purposes. 
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supervision of all citizens, implying individuals, households, government 

organizations, and civil society organizations in land – use planning and land 

conversion processes; iii) increase the accountability of the state and local 

agencies in land allocation and acquisition; iv) require more transparency in land 

market management; and v) minimize differences between compensation rates 

and real land market values (Land Law, 2013).  

Based on the laws and regulations, the central government has permitted 

the provincial governments to have an authority in deciding on compensation 

frameworks, land prices, and resettlement policy, depending on local socio-

economic conditions. This has led to significant differences in price frameworks 

and practical implementation among localities. The following example describes 

mechanism for land acquisition, compensation, and resettlement policy in Thua 

Thien Hue Province in 2011. It was extracted from Decision 18/2011/QĐ-UBND 

of Thua Thien Hue Province (see Box 3.1).   

 

Box 3.1: Mechanism of compulsory land acquisition, compensation, and 

resettlement policy in Thua Thien Hue Province  

Phase I: Before making decisions on land acquisition and allocation to 

investors 

Step 1: Investors submit the application of investment project to the local competent 

agencies. 

Step 2: The competent agencies consult with functional departments to introduce suitable 

locations for investment projects. If an agreement is made, the Provincial People’s 

Committee (PPC) accepts the investment undertaking. 

Step 3: Investors have to prepare the Master Plan for Compensation, Support and 

Resettlement and the plan for job training and replacement for affected people. 

Step 4: PPC notifies or authorities District People’s Committee (DPC) to notify of land 

acquisition to the Commune People’s Committee (CPC) and affected people. The 

notification must be announced on the local media and posted at public areas. 

Phase II: Approval and implementation of decisions on land acquisition, 

compensation, support, and resettlement 

Step 5: PPC make decisions on land acquisition, allocation or lease to investors. 
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Step 6: A Board of Compensation, Support and Resettlement (BCSR) is set up at the 

district/city level. The BCSR is headed by the president of the DPC or City People’s 

Committee and has representatives from the Departments of Finance, Department of 

Natural Resources and Environment (DoNRE), and from CPC or Ward People’s 

Committee, developers, and affected people. The inventory loss of land and property is 

conducted together with households, leaders of CPC, cadastral staffs, representative of 

Board of compensation, support, and resettlement (BCSR), and investors. The affected 

households are asked to fill in survey questionnaires to declare information related on 

their land and other assets on land. 

Step 7: BCSR prepares a detailed plan for compensation, support, and resettlement, 

including compensation proposal, displacement and resettlement plan, and job 

replacement for farmers if the acquisition is subject to agricultural land. 

Step 8: BCSR is responsible to announce publicly the detail proposal for a period of 20 

days at the office of CPC and at public places close to affected communities whose land is 

acquired, for the purpose of collecting feedback from them subject to land acquisition 

decisions. 

Step 9: After receiving feedback from the people, BCSR must to prepare a report of 

people’s opinion and submit a modified plan to the component agency at the same level 

for approval.  

Step 10: PPC makes a decision to approve (or disapprove) the plan of compensation, 

support, and resettlement and informs the affected households of the approved plan. 

Step 11: Implement the payment for compensation and support and arrangement of the 

resettlement plan must be begun within 45 days after PPC approves the proposal.  

Step 12: After receiving compensation, land losers must abandon their land and move out. 

BCSR prepares a minute to be signed by those displaced and CPC. If land losers do not 

leave, they will receive an eviction notice. If, after 15 days of this notice, they continue to 

reside on the land, they will be forced to leave by police and BCSR. 

Phase III: Denunciations, complaints, and lawsuits 

Denunciation: If affected people discover any agency, organization, or individuals who 

has violated, threatened, or damaged the rights and legitimate interests of the state, 

citizens, agencies, and organizations, these affected people reserve the right to inform the 

responsible authorities in term of the Law on Denunciations.  

Complaints and lawsuits: If land losers disagree with the decision of land acquisition, 

compensation, support, and resettlement, they can send their complaints or lawsuits 

against administrative decisions and implementation of responsible agencies or staffs in 

accordance with the Law on denunciations. 

Source: http://thuvienphapluat.vn/archive/Quyet-dinh-18-2011-QD-UBND-boi-

thuong-ho-tro-tai-dinh-cu-vb125331.aspx; and Pham (2014) 

 

http://thuvienphapluat.vn/archive/Quyet-dinh-18-2011-QD-UBND-boi-thuong-ho-tro-tai-dinh-cu-vb125331.aspx
http://thuvienphapluat.vn/archive/Quyet-dinh-18-2011-QD-UBND-boi-thuong-ho-tro-tai-dinh-cu-vb125331.aspx
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3.4 The process of land acquisition in two project cases 

We have witnessed that the legal frameworks for land acquisition and 

compensation in Vietnam were issued on the existing laws and regulations. 

Moreover, the provincial governments are also permitted to modify these 

regulations towards suitability to local socio-economic conditions. However, the 

important questions are how these laws and regulations are implemented in 

practice; and whether the legal frameworks bring a fairness for all stakeholders 

involved in land acquisition, particularly local people who lost their land for 

investment projects. This section aims to describe the process of land acquisition 

for urban development in Hue’s peri-urban areas through two project cases: land 

acquisition for new urban projects, and land acquisition for resettlement 

projects. 

3.4.1 Huong So: land acquisition for resettlement housing    

The Huong So resettlement area is one of the public interest projects funded by 

the central and provincial Governments since 2009. The total investment for the 

project amounted to 4.6 million US$. Of this sum, 59 percent was invested by 

the central government; the province contributed the remainder. The total area 

of the project is 8.35 hectares, in which 64 percent of the farmland was planted 

with paddy (rice) while the remainder held dry vegetable gardens. The project, 

completed by the end of 2011, was implemented to resettle people live on the 

boats on the Huong River as well as households displaced for the Ngu Ha River 

improvement project. These two groups are recognized as ‘disadvantaged’ 

because they are excluded from access to such daily necessities as running water 

and electricity. Boat people are also seen as a main agent of water pollution of 

the Huong River by local authorities. Pressure from UNESCO has contributed to 

making relocation of the boat people an issue for the provincial government. 

Thus, a resettlement project was implemented in Huong So Ward; 340 

households were removed from the river and from the tourist’s gaze (Ton, 2005).  

According to the 2003 Land Law, a Board of Compensation, Support and 

Resettlement (BCSR) is established in order to conduct the land acquisition 

process. The People’s Committees at two levels of Hue City and Huong So Ward 

are recognized as the first stakeholders. The second stakeholder is also linked to 

the government in this case; the investors belong to the public sector while the 

Investment and Building Section (IBS) is an agency of the City’s People’s 

Committee that directly implements all stages of land acquisition. The third 

group of stakeholders consists of the occupiers of the land who hold land use 
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rights (not land ownership) and who have a strong interest in farming. This 

group is composed of 45 households and 5 agricultural production groups or 

cooperatives whose land was converted for the resettlement project. Households 

lost on average 1,545 square meters. As mentioned in the project document (The 

People’s Committee of Hue City, 2009), the compensation price was 38,000 

VND per square meter (1 US$ = 20,828 VND). Households losing over 30 

percent of their agricultural land were paid an additional 3 million VND per farm 

labourer, to allow them to look for a new job, as well as 855,000 VND for each 

family member to sustain their daily life during the transition period.  

 

Figure 3.1: The resettlement area of Huong So. Source: Author’s picture (2013) 

As mentioned above, the Huong So resettlement area is a development 

project for ‘public purposes’ as it is undertaken in support of tourism 

development, cultural heritage conservation, and environmental protection as 

well as improved access to social services for the boat people. Therefore, IBS did 

not face any challenges during the land acquisition process. After the City 

government’s approval of the project, IBS conducted a survey to compile data on 

the households earmarked for resettlement. IBS formulated a general 

compensation plan and submitted it to the People’s Committee of Hue City; the 

plan was approved at the end of 2008. IBS, along with the local authority of 

Huong So, informed the affected households of the acquisition decision and 

compensation plan. In all stages of the land acquisition process, IBS worked 

closely with the Board of Compensation, Support and Resettlement. Thus, IBS 

was a key actor in the land acquisition process. 
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3.4.2 Dong Nam Thuy An: land acquisition for a new urban area 

In order to overcome the city’s housing shortage and to avoid unplanned private 

construction, the provincial government has developed plans for new housing 

projects since 2000s. Located in the ward of Thuy Duong Huong Thuy Town, 

about 3 kilometers south of the commercial center of Hue, the Dong Nam Thuy 

An (DNTA) is one of the most modern residential and commercial areas in Hue. 

Construction started in 2004 on 22.9 hectares of agricultural land. The area 

provides three types of housing: terraced houses of 63 to 152 square meters, 

villas with an average land area of between 220 to 267 square meters, and high-

rise apartment buildings of 9-12 stories high. In addition, there are commercial 

and office spaces, along with educational, health and sports facilities as well as 

parks (The People’s Committee of Thua Thien Hue Province, 2009). Table 3.1, 

outlining the land use plan for DNTA project, illustrates that only 49.3 percent 

of the total project area is planned for residential development; the remaining 

land is devoted to public facilities and transportation-related projects. 

Table 3.1: Land use planning for DNTA new urban area 

Category Area (m2) Percent (%) 

1. Residential Land 113,064.2 49.3 

High-rise apartment buildings 17,043.9 7.4 

Villas 30,927.3 13.4 

Town houses 40,692.2 17.7 

Hotels 7,892.2 3.4 

Offices 9,551.3 4.1 

Social houses 6,957.2 3.0 

2. Land for transportation 82,481.4 35.9 

3. Parks and Lakes 19,364.1 8.4 

4. Land for public use 12,611.7 5.5 

Schools 3,761.9 1.6 

Hospitals 2,902.2 1.2 

Restaurants 2,292.5 1.0 

Commercial centers 1,770.9 0.7 

Public works 744.0 0.3 

Sports fields 1,140.0 0.5 

5. Land for car parks 1,733.4 0.7 

Total  229,255.0 100.0 

Source: The People’s Committee of Huong Thuy District (2004) 
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The investor of the DNTA project was the No. 8 Investment and 

Construction Joint Stock Company (CIC8). CIC8 is a 100 percent state-owned 

company founded in 1989 by the Ministry of Construction. It currently has 10 

subsidiary companies specializing in housing development, construction, 

consulting, manufacturing of construction materials and other services. CIC8 

has offices in Hanoi, Hue, and Can Tho City to promote its business. The DNTA 

is the first new urban project funded by CIC8 in Hue City. Unlike the Huong So 

resettlement project, and even though the developer and initiator of the DNTA 

project is a state-owned entity, CIC8 sought to make a profit through the 

conversion of farmland into a new urban area. Authorities at the district and 

ward levels, who have come to rely on land acquisition and allocation charges as 

an important source of revenue, are the second participants. The farmers are the 

last stakeholder in the DNTA project. One hundred and forty-seven households, 

comprised of 895 people, have been directly affected by agricultural land 

conversion for the DNTA project. Households lost on average 1,557 square 

meters (The People’s Committee of Huong Thuy District, 2004).  

 

Figure 3.2: The project of Dong Nam Thuy An. Source: Author’s picture (2007) 

After the Huong Thuy District approved the development plan, CIC8 and 

the Board of Compensation, Support and Resettlement prepared a detailed 

compensation plan. While this plan focused mainly on compensating families for 

their land and property losses, it also included support for stabilization of life 

and vocational training. The level of household compensation for losses resulting 
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from the DNTA was set according to Decree 197/ NĐ-CP, signed in 2004 by the 

Prime Minister. Compensation was approved at 1,250 VND per square meter and 

in line with the government compensation framework. However, according to a 

retired officer in Thuy Duong, the market price for property is often 9 to 10 times 

higher than the compensation prices provided by the acquiring agencies. 

Therefore, villagers disagreed and complained about the compensation 

amounts. Moreover, some households experienced delays in receiving their 

compensation. Several complained to local officers. CIC8, however, was flexible 

in seeking ways to overcome these difficulties and thus succeeded in acquiring 

the land. These strategies are discussed in the next section. 

3.5 Discussion 

Many newspaper articles have noted that land acquisition procedures and 

compensation are among the most difficult issues in implementing development 

projects. As a result, projects often are delayed. Land-related conflicts have taken 

place throughout Vietnam; investors face complaints and resistance from 

villagers over compensation prices and livelihood issues linked to losing 

agricultural land. In the researched cases of Hue, 105 surveyed households 

complained that the compensation price set by the Provincial Government is far 

lower than the market price for land. In fact, nearly 90 percent of the surveyed 

households did not agree with the land acquisition policy. IBS and CIC8, 

however, successfully concluded their land acquisitions. The success of 

developers related to state intervention as well as to the strategies of the 

developers themselves, which helped to legitimize land appropriation or reduce 

resistance from villagers. This section discusses the role of each stakeholder 

involved in the land acquisition process and the benefits each derives. This 

analysis also helps us to better understand the management of agricultural land 

acquisition in Vietnam, a socialist country without private ownership of land.    

3.5.1 State power and participation of affected people 

Land acquisition in Vietnam is closely linked to Doi Moi policy. Although 

renovation policy has generated remarkable success in accelerating economic 

growth, expanding exports, and attracting foreign investment, there has been 

little change in the way political power is structured. The public sector remains 

a one-party state and continues to intervene extensively in the economy and 

society at large. 
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While the state retains ultimate ownership of all land, people and 

organizations may occupy and use land for a certain period depending on the 

land type. Land, therefore, can only be lawfully acquired and allocated by the 

state. Any existing users are to be paid compensation for land use loss according 

to the rates prescribed by the state. However, as stated previously, the 

compensation framework does not account sufficiently for the increases in the 

market value of land that typically take place when land use changes from 

agricultural to urban functions (Land Law, 2003). The cases reviewed here have 

both been defined as development projects in the ‘public interest.’ The local 

authorities, therefore, have used the land acquisition mechanism to legally 

transfer low-value agricultural land into high-value residential and commercial 

land. 

Although several stakeholders have been involved in the land acquisition 

process, the state played a dominant role in decision-making. Of course, this 

decision-making process did not include consultation with local people. State 

agencies made a series of important decisions, from land use planning to the 

compensation framework, while the participation of local people was passive and 

limited. According to a fifty-five-year-old man interviewed in Thuy Duong: 

‘The state agencies made land use planning policy. They did not consult us. If we had 

participated and presented our ideas, we would not have agreed to set up a modern 

town in the rice fields; instead it would have been built close to the hills and 

mountains. That location is high and has fresh air. It is a pity that nobody consulted 

us.’ 

While the surveys show that 95.2 percent of respondents were invited to 

attend at a meeting organized by the Board of Compensation, Support and 

Resettlement, more than 90 percent of surveyed participants who attended the 

meeting stated that they simply received information about the land acquisition 

and compensation plan. One member of the Board of Compensation, Support 

and Resettlement in Hue City stated that as villagers’ perceptions of farmland 

acquisition were ‘quite simple,’ their role was naturally limited to passive 

participation: ‘hearing’ announcements, ‘confirming’ acquisition land areas, and 

‘receiving’ compensation. The result of surveys also indicates that only 72.4 

percent of affected interviewees received details concerning land acquisition. 

However, all of the affected villagers who were involved in the process were 

notified of the meeting very short in advance, and each received very little 

information about important issues regarding the area to be converted and 
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compensation rates. In fact, the channels for receiving information about the 

land acquisition process appear to vary; 41 percent were informed by the village 

leader, 29 percent were informed through formal meetings, and 22 percent were 

informed via agricultural cooperatives. Finally, 13 percent of affected households 

were informed by mail. The limited role of the farmers significantly skewed the 

terms of the land acquisition processes in favor of the state and government 

agencies – those who played a decisive role. It should be noted, therefore that 

the process, as related by villagers, did not comply with the principle of ‘free prior 

and informed consent’ (FPIC), which is recommended internationally as a 

guideline to be implemented prior to dispossessing inhabitants of their land 

(FAO, 2012).   

3.5.2 Profit – driven multiple stakeholders 

In Huong So, the City government and IBS played the leading roles in the land 

acquisition process. This project was designed to promote tourism, improve 

water quality and improve access to urban services for people who lived on the 

boats on Huong River. Indeed, one could argue that tourism-related economic 

development that allows for social and ecological improvement is in line with the 

public interest agenda, even if there are matters related to dispossession. 

However, rapid urban expansion results not only from government strategies 

aimed at economic growth but also from profit seeking by a variety of 

stakeholders. 

Unlike Huong So, the acquisition of agricultural land in Thuy Duong can 

be seen as primarily profit motivated. The first profit-hungry actor is the local 

government at three levels: province, district/city, and commune/ward. The 

local government not only believes that the DNTA project will facilitate the 

transformation of the local economy and speed up urbanization, land acquisition 

also offers local authorities the opportunity to increase revenues. This incites 

them to behave strategically by teaming up with developers and investors. Thus, 

a coalition was formed between public authorities and land developers; both 

stood to gain from the huge margin between nominal compensation rates and 

the increased market value of converted land.  In other words, the margin 

created between the acquisition cost of rural land and the prices paid by urban 

users (Westen, 2011). In fact, costs associated with acquiring land are kept low 

so that investors set up businesses and facilitate local development. Meanwhile, 

local governments obtain important benefits from the transfer of land rights, 

albeit at varying levels. One key informant indicated that the provincial 



 71  
 

government received 60 percent of land acquisition revenues while the 

district/city and ward/commune authorities retained just 20 percent for 

infrastructure development and social welfare. This source of revenue 

contributed 68.3 percent (or roughly 63,720 million VND out of a total of 93,200 

million VND) to the budget of Huong Thuy Town in 2010. Only 5.3 percent (or 

roughly 16,256 million VND of a total of approximately 308,802 million VND) 

went to the Hue City budget in 2008 (HSO, 2011 and HTSO, 2011).  

CIC8, the state-owned enterprise, is the second profit-seeker. On one 

hand, CIC8 can rely on state support for its projects. On the other it is resourceful 

in finding ways to resolve difficulties related to land acquisition. In fact, CIC8 

has its own strategies to avoid delays and maximize benefits. First, CIC8 

recognizes that the local government plays an important role in land acquisition 

process, particularly that of officials at the ward and commune levels. Thus CIC8 

paid ward officials 100,000 VND per workday while the same officials received 

only 20,000 VND per day from the local budget under existing regulations. 

Another strategy to facilitate the acquisition could be observed on the occasion 

of the Lunar New Year in 2004 when CIC8 presented each affected household 

with a Toshiba TV set, or a refrigerator, an electric fan, or gas oven, based on the 

quantity of land the household stood to lose. The developer also promised to hire 

locals to work in the new urban area. According to the village leader in Thuy 

Duong, an estimated 10 affected household members farmers have been 

employed in positions such as office guards and sanitation workers.  

As a result of the strategic actions taken by different rent-seekers, huge 

profits accrued to the developers who pocketed the largest share of the margin 

between nominal acquisition costs and market price sales. While the local 

government is the next stakeholder to benefit, its share of profits tends to be 

lower as land prices are kept low to keep developers competitive. Nonetheless, 

both parties stand to gain from keeping the costs of the compensation framework 

low. The affected households did not benefit from the land value increase that 

was brought about by the change in land use. For example, in the new urban 

district, farmers received only 1,250 VND per square meter in compensation in 

2004 while CIC8 sold the land for 5 to 7 million VND per square meter in 2010. 

Thus this study illustrates that CIC8 increasingly acts as a private company 

rather than as an agent of the public sector. Second, local authorities, part of the 

interested parties in land acquisition, cannot be seen as neutral arbiters able to 

balance the interests of different stakeholders. 
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3.6 Conclusions 

Through both economic and institutional transformations occurring since the 

mid-1980s, Vietnam continues to progressively integrate into an increasingly 

globalized world. Rapid economic growth combined with higher incomes and a 

rising population has generated a demand for urban services such as work 

places, housing, infrastructure and amenities. These changes have placed 

particular pressure on a land market characterized by a limited availability of 

land; because most land is already allocated to individuals, households, firms 

and other organizations. In response to the increasingly scarce supply of land, 

the government has used the mechanism of land acquisition to dedicate massive 

amounts of rural land in peri-urban areas to urban uses.  

The study uses two case studies in Hue City to indentify the issues behind 

the land acquisition process. Two main conclusions can be drawn from this 

chapter. First, and more so than in countries where private property rights are 

strong and markets well-developed, the state at different levels of government in 

Vietnam is the key agent in decision-making on compulsory land acquisition. 

The participation of affected people, meanwhile, is passive and limited. The land 

acquisition mechanism is possible because the state has ultimate ownership 

rights over all land; the state may acquire land lawfully for broadly defined 

purposes including national defense, security, and public interest. Moreover, 

compensation for existing users is determined according to a government-set 

framework. However, this compensation scheme does not account for increases 

in land value that occur once rural land is converted for urban uses. As a result, 

compensation payments often fall significantly below the prevailing land market 

rates. In both Hue projects, the so-called ‘land acquisition for public purpose’ 

was applied effectively as a policy instrument. Yet local authorities decided on 

urban development planning and on a compensation framework without 

consulting local people. The outcome of this process was that financial gains 

were essentially diverted to developers and state agencies. 

The second conclusion is that land acquisition results from the rent-

seeking activities of multiple stakeholders. Since Hue becomes a tourist 

destination, revenues from tourism contribute significantly to the socio-

economic development of the city. Local government leaders believe that urban 

expansion and upgrading projects in themselves will attract more tourists and 

thus investment from outside. At the same time, local authorities have also come 

to rely on land acquisition and the accompanying as an important source of 
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revenue. While government agencies seek opportunities to generate income for 

their budgets, developer i.e. (CIC8) who acquire rural land below market price 

and then convert it for commercial purposes gain huge rents. To do this, 

developer collaborates closely with local officials. Developers also provide 

financial incentives and ‘gifts’ to affected households as well as employ villagers 

in projects.  

Conversion of land from rural to urban uses is considered an inevitable 

corollary of industrialization and urbanization in Vietnam. The findings from 

Hue suggest that processes of land acquisition follow similar patterns 

throughout the country. In fact, the findings suggest that there is not much 

difference that results from geographical settings or city size. This implies that 

problems most often associated with bigger cities are actually much more 

widespread. What may differ is the local response to the land acquisition process. 

Low compensation packages, for example, often lead to negative responses such 

as demonstrations, legal proceedings, and other forms of resistance in the largest 

cities where land prices are rising almost daily. Nonetheless, social tension 

increases as villagers are dissatisfied with the outcomes and socio-economic 

injustices that occur between stakeholders with different bargaining positions. 

Moreover, achieving a balanced outcome is made more difficult by the fact that 

the state and its agencies on the one hand are responsible for safeguarding the 

legitimate interests of all parties concerned. On the other hand, the state stands 

to benefit considerably from the outcomes of land acquisition in favor of 

developers. The government, thus, needs to pay greater, more focused and 

unremitting attention to resolve such issues arising from land acquisition. 

 With these concluding remarks, this chapter has discussed the 

processes, participation, and benefit-sharing mechanism among the 

stakeholders involved in compulsory acquisition of land for urban development 

in Hue’s peri-urban areas. The following chapter will analyze the empirical data 

to find answers to the second research question: How does land acquisition for 

urban expansion alter the livelihoods of the affected households? 
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4 | Livelihood reconstruction in peri-urban areas14 

 

 

 

4.1 Introduction 

International experience suggests that the conversion of land from agricultural 

to urban usage is an unavoidable phenomenon during rapid urbanization and 

economic growth (Tan et al., 2009; Firman, 1997). In this sense, Vietnam is no 

exception. According to the official report of the Communist Party Vietnam 

(CPV), the GDP of Vietnam averaged a growth of 6.5 – 7% in the period of 2011-

2015. The Foreign Direct Investment (FDI) increased from US$ 19.7 billion in 

2010 to US$ 21.6 billion in 2014 (CPV, 2015). Economic transformation was 

accompanied by rapid urbanization, with urban areas increasing by at least one 

million people per year (GSO, 2013). The urbanization rate is expected to 

increase from 33% in 2010 to 45% by 2020 (Wit, 2011). As a result, there is an 

increased demand for quality housing, infrastructure, and facilities to allow for 

both economic growth and urban development. This has created tremendous 

pressure on land use, especially in peri-urban areas where land, traditionally 

used for agriculture, is still available and is cheaper than urban land.  

Peri-urban areas, according to Simon et al. (2006), are defined not only 

as zones experiencing the direct transformations of urban growth, but also in 

wider terms of market influence affecting the flows of agricultural and natural 

resources. Based on the definition of Simon, peri-urban areas in this study are 

defined as the area where traditional farming comes into conflict with alternative 

economic activities; it is the area of daily commuting from villages to a central 

city, and where rural landscapes are being transformed into urban ones by 

means of land use conversion. In addition, peri-urban areas are also an attractive 

location for business activities and land speculation for various stakeholders 

including state enterprises and foreign and private domestic investors.  

Compulsory land acquisition in Vietnam is not a new phenomenon in 

development processes, but it has become a point of attention in the scientific 

                                                 
14 This chapter was submitted as Nguyen Quang Phuc, A.C.M. (Guus) van Westen, and Annelies Zoomers. 

Compulsory land acquisition for urban expansion: Livelihood reconstruction after land loss in Hue’s peri-urban 

areas, Central Vietnam. Journal of International Development Planning Review. 
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community, media, and policy makers because of its rapid growth rate and the 

adverse economic and social impacts on local development. Between 2001 and 

2010, nearly one million hectares of agricultural land were compulsorily 

acquired for non-agricultural activities (e.g., housing, infrastructure, and 

industrial zones) (World Bank, 2011). Approximately 630,000 households and 

2.5 million people were directly impacted by land loss (Mai Thanh, 2009). 

Previous studies conducted in the largest cities have attempted to investigate the 

impact of land loss on the livelihoods of the affected people (Tran et al., 2014; 

Do, 2006; Nguyen, 2009b, Wit, 2011; Le, 2007; Berg et al., 2003; DiGregorio, 

2011; Nguyen et al., 2010). Overall, these studies have shown mixed socio-

economic impacts of land acquisition on affected households in terms of 

employment opportunities, agricultural production, food security, and social 

issues. However, little effort has been given to livelihood reconstruction after 

land acquisition in the smaller cities, where hundreds of thousands of people 

have lost their land to urban expansion in recent years. Drawing on a case study 

from Hue, a medium-sized city in Central Vietnam, this chapter aims to fill this 

gap by analysing the process of change and livelihood reconstruction after land 

loss, with a particular focus on livelihood assets, strategies, and outcomes. 

Another objective is to seek implications for improving the current land 

acquisition policies toward equitable development and sustainable livelihood for 

the affected people. The data in this chapter is derived from two main sources. 

Information on the nature and extent of land loss in Vietnam and Hue was 

gathered through secondary data. To collect primary data, a survey of 170 

households who lost their farmland without displacement was conducted by 

using a recall method. In addition, five in-depth interviews were also conducted 

with the affected households to support data analyses and collect views. 

The chapter proceeds as follows: after a short review of the literature on 

livelihood dynamics, we will analyse the effects of land loss on livelihood assets, 

livelihood strategies, and livelihood outcomes. The last section involves a 

discussion and offers conclusions. 

4.2 Livelihood dynamics: a literature review 

In recent decades, the extension of the metropolis beyond the city into rural 

areas has blurred rural-urban boundaries. The impact of this occurrence on 

people’s lives, as well as on the nature of rural and urban economics, is becoming 

increasingly complex and interlinked (Rigg, 2001). Despite the continuation of 

traditional livelihood activities, farming no longer dominates rural areas, either 
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in terms of production or employment.  

In their work on agrarian transformation, Bryceson (1996, 2000) and 

Rigg (2001) adopt the term deagrarianization to describe the dynamic process 

of rural transformation in Sub-Sahara Africa and Southeast Asia. 

Deagrarianization, according to Bryceson (Ibid), is a process of: (i) economic 

activity reorientation; (ii) occupational adjustment; and (iii) spatial realignment 

of human settlements away from agrarian patterns. She asserts that there is a 

move toward more industrialized patterns of farming, with a shrinking 

proportion of the total population residing in rural areas. In addition, Rigg 

(2001) argues that the trajectories of agrarian transition are no longer dependent 

upon land; land is no longer the main condition for farmer livelihood, as rural 

income is increasingly generated from non-farm activities.  

While most of the literature about deagrarianization and livelihood 

diversification is analyzed as ‘obvious processes’ focusing on diversifying 

portfolios of activities (Bryceson, 1996, 2000) and (Rigg, 2001), McGee (1991) 

looks at farmer livelihood diversification in peri-urban regions under the 

influence of rapid urbanization. According to McGee, urbanization in densely 

populated areas of Southeast Asia tends to create extended metropolitan regions 

characterized by the formation of desakotas (desakota is a combination of two 

Indonesian words: desa for village, kota for town). He argues that desakota 

regions are characterized by a dense mixture of agricultural and non-agricultural 

activities that often stretch along corridors between large city cores. Although he 

attempts to distinguish between the concepts of desakota and peri-urbanism, 

both share common characteristics in which traditional farming activities are 

defined as progressively mixing with alternative livelihood sources, alongside the 

increasing importance of non-farming income sources in family budgets and the 

loss of farm land to urban uses (Dick & Rimmer, 1998). 

Various studies conducted in China, India, Philippines, Ghana, and 

Central America show that the process of urban expansion into peri-urban areas 

has both positive and negative impacts on peri-urban populations. For example, 

millions of hectares of land have been consumed by urbanization processes; 

consequently, millions of people who live in the peri-urban areas lost their 

traditional livelihoods (Chen, 2007; Zhang and Lu, 2011; Fazal, 2001; Kelly, 

1999; Siegel, 2005). In Zhejiang, China for instance, the income of households 

who lost their land declined after land acquisition because they were unable to 

easily get non-agricultural jobs. The annual per capita net income of 
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expropriated farmers is only 3,590 Yuan, which is down 18.4% from the pre-land 

acquisition amount (Li, 2004). In addition, households with small landholdings 

or landless farm workers or which lack the capacity to adapt to a new 

environment have become the most vulnerable group in rural societies (Oduro, 

2010). However, the negative impact of land acquisition for urban expansion is 

likely to be offset by a host of opportunities triggered by urban growth. In Accra, 

Ghana for instance, people responded to the new opportunities brought by urban 

growth and land loss compensation by devising new livelihood strategies. The 

majority of the people were able to improve their standard of living by taking 

advantage of the opportunities created by urbanization (Oduro, 2010). 

Moreover, improved infrastructure and the development of village enterprises in 

the acquired land area offered many non-farm livelihood opportunities for rural 

populations in China (Chen, 1998), the Philippines (Kelly, 1999), and in Sub-

Saharan Africa (Tacoli, 2004).  

In Vietnam, several studies have tried to address how, in what ways, and 

to what extent land acquisition for urban expansion in peri-urban zones has 

affected rural population livelihoods. The Vietnam Farmer’s Union reported that 

only 67% of agricultural labors retained their old jobs, 13% obtained new jobs, 

and 25 to 30% of these farmers became jobless or had unstable jobs (Mai Thanh, 

2009). The report also stated that over 53% of the households suffered from a 

decline in income, while only 13% of these households increased their income 

after land loss (Ibid.). On average, the loss of 1 hectare of farmland will cause the 

job loss of 13 farmers, and the figures are much higher in the Red River Delta 

(15.53) and Hanoi (20.0) (Nghi, 2009). A large-scale survey in 2005 in the eight 

provinces with the highest urbanization rate (e.g., Hanoi, Ho Chi Minh City, Da 

Nang, Hai Phong, etc.) indicated an increase in unemployment after land 

acquisition-induced displacement, from 5.2 to 9.1%. Among the respondents 

who found jobs after land loss, nearly 47% in the peri-urban area Hanoi 

answered that they found fewer alternative sources of work in the local labour 

market, while this situation in Da Nang was 36.1%, Hai Phong was 54.4%, and 

Ho Chi Minh City was 10.8%. With respect to the income situation15, only 16.1% 

of the surveyed households stated that their income increased after land loss (Le, 

                                                 
15 According to Le (2007), the number of households whose income increased after land loss in Hanoi is 17.9%, 

Ho Chi Minh City (1.1%), Da Nang (7.0%), and Hai Phong (28.5%). The number of households whose income 

decreased after land acquisition in Hanoi is 27.7%, Ho Chi Minh City (34.0%), Da Nang (52.8%), and Hai Phong 

(47%). Besides other socio-economic factors, one of the most important reasons for this is the difference in the 

characteristics of land acquisition among localities: scales of land acquisition and displacement (Ibid.).  
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2007). Other studies have shown that livelihood responses vary greatly under 

the effects of urbanization. The majority of affected people engage in non-farm 

employment; some build apartments for rent, while others wait for urban 

expansion and the resulting compensation payments. Almost all households 

have engaged in diversified livelihoods; however, farming still remained 

important for household food security (Berg et al., 2003; DiGregorio, 2011; Le, 

2007; Nguyen, 2009a; and Tran et al., 2014; Do, 2006).  

Studies of deagrarianzation and livelihood diversification state that 

livelihoods in rural areas (also in peri-urban zones) are diverse. Farmer 

livelihood has increasingly depended on a variety of assets and has operated on 

multiple spatial scales. What has taken place in rural societies, as argued by 

Bryceson (1996, 2000) and Rigg, (2001) is a spontaneous process due to the 

increase in the importance of non-agricultural employment for rural households. 

However, what will happen to the livelihoods of peri-urban households when 

things take place under pressure (compulsory land acquisition)? To elaborate on 

these points, the sustainable livelihood approach (DFID, 2001, Ellis, 2000; 

Scoones, 1998) is used as the analytical framework to answer the research 

questions in the context of land acquisition for urban expansion in Hue City. This 

approach defines five types of capital assets: human, natural, social, physical, 

and financial (Appendini, 2001; Bebbington, 1999; Chambers & Conway, 1991; 

Ellis, 2000; Moser, 1998; Scoones, 1998). These assets are dynamic and differ 

among households and individuals. To cope with changes such as land loss, 

households respond in different ways regarding the combination of activities and 

choices they make to achieve their livelihood goals (Soussan et al., 2001). The 

choice of livelihood strategies will depend principally on the ‘family’s goals and 

priorities, the availability of resources, the functioning and adaptability of local 

institutions, and market access, etc.’ (Zoomers, 2001:15). Before elaborating on 

changes in livelihood assets and livelihood reconstruction after land loss, we 

need to examine the context of the research site. 

4.3 Changes in livelihood assets 

Our research data indicated that losing land to urban expansion has significantly 

influenced the livelihood assets of affected households, especially farmland area, 

financial capital, and physical assets. These changes are outlined below. 

Loss of land: Since 2004, compulsory land acquisitions for housing and 

infrastructure projects have taken place in the researched communes. The 
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household surveys show that the average area of agricultural land has decreased 

from 2,725 m2 to 1,500 m2 per household. In other words, the average household 

has lost nearly 56% of their agricultural land (1,225 square meters or 2.45 sào). 

Of the total number of households interviewed, 25.3% (43 households) have lost 

over 70% of their agricultural land, 42.4% (72 households) have lost between 30 

and 70%, and 32.4% (55 households) have lost less than 30% of their agricultural 

land. As a result, urban expansion has resulted in the rapid process of land 

fragmentation, and farmers are now more limited than before in their ability to 

transfer land to future generations (e.g., they have less land to transfer, lease, 

sublet, inherit, or mortgage). 

Table 4.1: Comparison of agricultural land before and after land loss 

Land loss 

groups 

Number 

of 

households 

Percentage 

of 

households 

Before 

loss 

(m2) 

Lost 

area 

(m2) 

After 

loss 

(m2) 

Limited <30 55 32.4 2,962 541 2,420 

Intermediate 30-70  72 42.3 3,011 1,348 1,662 

High >70 43 25.3 1,944 1,892 51 

Whole sample 170 100 2,725 1,225 1,500 

Source: Authors’ survey, 2012-13 

 

 

 

 

 

 

 

 

 

Figure 4.1: Decline of agricultural land, 2004-2012. Source: Authors’ survey, 

2012-13 
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compensation and support for the losses consist of three main components: (i) 

compensation for land use rights; (ii) compensation for assets on current land; 

and (iii) monetary support for life stabilization and job change training. 

However, the amount of money paid depends on compensation rates set yearly 

by the provincial governments, depending on the locality in which the land is 

situated, on the size of loss, and when the acquisition took place.  

Table 4.2 indicates that people received, on average, 26.8 million VND 

per household in compensation. The average amount paid per square meter, 

according to the land acquisition decisions, was 21,877 VND, but this average 

hides important differences. For instance, households who lost their land in 

2004 received 1,250 VND per m2 for land use rights, while those who were forced 

to leave their land in 2005, 2007, and 2009 were respectively compensated 

19,000 VND, 21,000 VND, and 38,000 VND per square meter (see Table 4.3). 

Furthermore, depending on the size of loss, households were supported for 

vocational training, as well as for funding to assist with occupational change. 

However, this type of package was only awarded to households in the 

intermediate and high-loss groups. According to the current regulations, 

households in the intermediate-loss group received 30 kilograms of rice per 

month per person for six months, while the high-loss group was also supported 

with the same amount for 12 months. All support, in practice, was paid in cash. 

On average, each farm worker was given between 1.8 million and 3 million VND 

to assist with occupational change. The level of this support is determined 

annually in the budgeting process of provincial governments. 

Table 4.2: Financial compensation and additional support packages  

Source: Authors’ survey 2012-13 

Besides compensation and support packages paid by the city/district 

governments for the loss of land due to for urban expansion, an increase in land 

valuation16 in urbanizing villages significantly contributed to changes in 

household financial situations. Our surveys found that 20 households chose to 

                                                 
16 For example, as a result of urban expansion, the residential land price in Thuy Duong jumped sharply from 

500,000 VND (US$ 23.8) per m2 in 2004 to 5 million VND (US$ 238) in 2012. 

Sources Limited  Intermediate High Total  

Financial compensation 20,373 36,002 19,611 26,800 

Additional support 3,128 4,000 4,243 3,981 

Total (1000 VND/hhs.) 23,501 40,002 23,854 30,781 
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sell part of their remaining garden land17 (not remaining parcels of agricultural 

land) to outsiders from the city or other villages for residential purposes or 

business activities such as restaurants, coffee shops, and entertainment services.     

Table 4.3: Comparison compensation rate between years of land loss 

Items  Unit 2004 2005 2007 2009 

Land use rights VND/m2 1,250 19,000 21,000 38,000 

Assets on land (rice) VND/m2 950 1,200 1,200 1,850 

Other assets on land  1000 VND/m2 3,900 NA NA NA 

Additional support:  

Life stabilization 

 

1000 VND/person 

 

540 

 

540 

 

NA 

 

850 

Job change 1000 VND/worker 1,800 1,800 1,800 3,000 

Source: Authors’ survey 2012-13 

The result of land loss and compensation in other livelihood assets: The 

household surveys indicated that there were not significant changes in 

household size or composition as a result of land acquisition. Before land loss, 

each household, on average, had 5.3 members and 3.1 main labourers. Normally, 

two or three generations were living together and sharing income, as one 

household. After many years of land loss, some household members had split 

from their family because of marriage18, to make a separate home19, or to 

migrate, whether temporarily or permanently, to other cities to find work. 

However, changes in household size and composition were not significant. On 

average, each household, after land loss, had 5.1 members, but with a lower 

dependency ratio (35.5% compared to 41.6% before land loss) which can be 

attributed to children growing up.  

Losing agricultural land to urban expansion without displacement has 

helped household members maintain their old social networks – an important 

factor in securing access to employment opportunities. Over 52% of the surveyed 

households report that their household members have accessed non-farm 

employment in the peri-urban areas or in the city center through the support of 

friends or relatives. This support often includes the sharing of information 

                                                 
17 In Vietnam, each family often has two types of land: residential and agricultural. Agricultural land is not 

allowed to be sold in the markets, while residential land including: land for house building and land for gardening 

(households can grow vegetable and fruits for self-consumption or markets) can be sold by the current land users. 

As villages urbanize, the price of residential land becomes more expensive. Many households have sold part of 

the garden land to outsiders for residential or business purposes.  
18 Traditionally, women, after marriage, often stay with their husband’s family. 
19 Couples will make a separate home to have a more independent life if they have stable jobs or if the husband’s 
parents have more boys. In this case, couples do not need to stay with their parents. 
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and/or experiences and financial help, as well as recommendations. Besides the 

direct economic benefits derived from employment, social networks have also 

brought household members non-economic benefits such as knowledge, skills, 

social status, and social relationships. With respect to credit access, the result of 

the data analysis shows that twenty-two households accessed loans from social 

organizations such as the Vietnam Farmer’s Union, the Women’s Union, and 

commercial banks. The amount of loans ranged from approximately 10 million 

to 50 million VND per household. However, due to losing 100% of their 

agricultural land for urban development, twenty of the households could no 

longer remain in farming activities and therefore, they lost the right to access 

membership benefits, especially credit access with low interest rates from the 

Vietnam Farmer’s Union. 

 

Figure 4.2: Use of compensation money 

 Source: Authors’ survey 2012-13 

With respect to physical assets, the surveys indicate that household 

assets, such as houses and family furniture, changed considerably as a result of 

the spending of compensation money. Though the study does not have 

quantitative data about houses before land loss, the respondents said that their 

houses are now more comfortable. More than 24% of the compensation or sale 

money was used for (re)building houses (see Figure 4.2). A house, according to 

respondents, is not only a symbol of wealth, but also important as a larger house 

allows for extended family habitation. Moreover, the mean of transport such as 
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motorbike and luxury furniture have improved through the investment of nearly 

29% of the compensation money. As most compensation money is invested in 

physical assets, an important question raised here concerns whether or not 

households successfully reconstruct their livelihood after many years of land 

acquisition. This question will be answered in the next sections. 

4.4 Livelihood dynamics after land loss 

Livelihoods in peri-urban zones are dynamic as a result of advantageous access 

to urban labor markets (Wit, 2011; Tran et al., 2014; Tacoli, 2004). Indeed, Table 

4.4 shows that almost all households in Hue’s peri-urban areas pursue a 

diversified livelihood in which farm and non-farm activities are combined. A 

large number of household workers have retained their old jobs or moved on to 

new livelihood activities after land acquisition. Contrary to the decline in the 

number of farm labourers, the proportion of people working in non-farming 

sectors increased drastically, from 40.3% (218 people) before land loss to 63.8% 

(337 people) after land loss. Notably, many people found income sources in 

casual work without a contract, which accounts for 33% of the total non-farm 

workers.  

Looking at the ways in which households have coped with urban 

expansion and the main income source after land loss, we observed five main 

livelihood strategies: (1) farming only; (2) a diversified livelihood where farmers 

combine casual employment and farming; (3) a combination of self-employment 

with farming as a supplementary form of work; (4) a diversified livelihood based 

on stable waged labor and farming; and (5) an exit from farming altogether. 

Table 4.5 presents some key characteristics of households, subdivided according 

to the five livelihood systems observed. Some of these characteristics are in line 

with expectations – for instance, households exiting farming altogether are seen 

to have very little land left. Meanwhile, households continuing a livelihood 

focused on farming alone have actually lost slightly more land than other groups. 

We need to take a closer look at the dynamics of livelihoods after land 

conversion, and will discuss the five groups in turn. 
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Farming only: In spite of sufficient opportunities for employment 

outside of agriculture, a small number of households (eight households) were 

still involved in farming as their only livelihood source. Most of these 

households, with an average number of 3.2 members, were relatively old, 

widowed, or no longer healthy enough to move into jobs outside of self-employed 

farming. More than two-thirds are dependents, namely elderly, high school 

students, or physically challenged. The average size of the remaining land after 

appropriation amounts to 1,680 m2, generally not enough to provide an adequate 

livelihood based purely on farming. As a result, three out of eight households 

with a sufficient labour force leased additional agricultural land to pursue a 

strategy of intensification by combining rice cultivation for food supply with 

vegetable cultivation and livestock for markets. These households invested 25% 

of their compensation money in the diversification of farming activities and 

37.5% in savings. These investment options seem rational for households lacking 

members with full working capabilities and with few options outside of self-

employed farming. 

 

Casual work and farming: This strategy is characterized by households 

who largely depend on casual work (day-labor) as the main income source. 

Casual work involves jobs such as construction worker, motorbike driver, or 

lottery ticket seller, jobs that are unstable, low paid, and require little or no 

education. In line with the lack of stability implicated in casual labor, households 

rely more on other sources of income, primarily farming. With respect to human 

capital, the average number of workers per household is 3.3, which is much 

higher than that of households pursuing the farming strategy, but is lower than 

that of households pursuing the formal wage work. The education level of young 

household members is relatively low (12 out of 148 graduated from high school, 

while 2 out of 148 completed college programs). Compensation money exceeded 

Box 4.1: Challenges of a vulnerable household after land loss 

Quyen is a seventy-nine year old widow in hamlet 1, Thuy Duong Commune, Huong Thuy 

District. She is now suffering from back problems and regular stomachaches. In 2004, 

Quyen lost 50% of her farmland (800 m2) to a new urban project—Dong Nam Thuy An 

Town. She was compensated nearly 1 million VND. All compensation money was spent 

on furniture, a rice cooker, an electric fan, and medicine. After land loss, rice cultivation 

on the remaining land is enough for her daily consumption. However, she usually spends 

around from 200,000 to 300,000 VND on a monthly medical examination and medicine 

although she has medical insurance. Presently, she faces numerous difficulties due to a 

decrease in farm income and an increase in healthcare expenditures.  
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the average amounts awarded to other groups. However, only 21.5% of the 

compensation money received was used for income-generating investments. 

Also, additional government support to assist with a change of occupation after 

land loss tended to be higher than that of others, but was seldom used for 

training or education—most was spent on physical assets (69%). As we did not 

see compensation money invested in new income sources, and since their 

income source is not very stable, this raises the question: Do households in this 

category actually see opportunities for gainful investment? 

 

Self-employment and farming: Self-employment consists of activities 

such as knitting, making and selling peanut candy or leaf hats (handicrafts), and 

small-scale trade. As a result of land loss, but also tourism growth, the number 

of household members working in handicrafts, bonsai growing, or as small-scale 

traders while still farming has increased from 28 to 41 people. Women, namely 

the wife of the household head, often play an important role in this work; this 

may be due to the fact that self-employment tends to offer a relatively stable 

Box 4.2: Livelihoods of a household based on the casual work and farming 

strategy 

Person   Age Education Occupation 

Khoai (father)  54 5/12  Lottery ticket seller 

Lieu (mother)  51 5/12  Day labour, farmer 

Tham (daughter)  19 12/12  At home 

Quy (son)  12 7/12  School 

In 2005, the Khoai family of the Thuy Van Commune received nearly 20 million VND as 

compensation due to land loss (1,016 m2). More than two-thirds of the compensation 

was invested in repairing his current house. After land loss, the mother works as a day 

labourer in the limekiln near her house in combination with farm work on the remaining 

land. She earns about 50 thousand VND per workday. However, her job only involves 

working 18 days per month. Meanwhile, Tham is waiting for permission to work as a 

waged-labourer in the Thuy Duong cotton-mill factory near the village. Khoai sold ice 

cream since 2004 with a daily income of around 20 thousand VND, and worked only 

during the summer, from July to September. As many cafés and restaurants have 

opened around his village, he decided to sell lottery tickets for a total of 10 months per 

year, earning a total of 15 million VND per year (or 1.5 million VND per month). 

According to Lieu, due to the increase in daily expenditures, the couple has to work 

harder. She thinks that her family cannot become wealthier through their current 

occupations. The family is considering other stable jobs. However, with low educational 

levels and old age, they may not be able to access wage-work. 
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source of income that can be combined with other activities, especially work at 

home. Most evidence indicated that the total income is generated mainly from 

self-employment, but only 7.5% of the compensation money is invested in 

business activities; once again, more is spent on physical assets. We might expect 

this group to use the extra compensation money for expanding their activities, 

but the fact may be that people see little scope to improve business returns by 

means of small investments. Moreover, without any consultation with agencies, 

such as local governments, researchers, or NGOs, farmers may not recognize 

opportunities to invest in new economic activities. 

 

Waged labor and farming: The waged-labor category consists of official 

government jobs and waged-works in factories, enterprises, and other 

organizations with formal labor contracts; these jobs are regular and relatively 

stable. Similar to other strategies, farming appeared as a main source of food 

Box 4.3: Livelihoods of a household based on the self-employment and 

farming strategy 

Person Age Education Occupation 

Phuc (father) 47 9/12 Farmer, peanut candy maker 

Phung (mother) 42 5/12  Peanut candy maker  

Cong (Son) 16 11/12  School 

Ly (daughter) 14 8/12  School 

Duyen (daughter) 10 4/12  School 

In 2007, Phuc’s family in Phu Thuong Commune lost 50% of their agricultural land (1,670 

m2) to the new urban area. His family was compensated 35 million VND for the land use 

rights and assets on land (rice). After land loss, the family has continued to pursue a 

diversified livelihood, combining rice cultivation and peanut candy making at home. This 

household has an advantageous position for business because the house is located next to 

a high school and good roads. Phuc decided to invest two-thirds of the compensation 

money in repairing his house and opening a store at home to sell office supplies, milk, and 

candy. For rice cultivation, Phuc has spent only 1-2 months on planting and harvesting. 

The remaining time has been used to make peanut candy with his wife. His family can 

earn an extra 1.5 million VND per month after costs. This amounts to a rather stable 

income that is higher than their income prior to land appropriation. Although school fees 

for his children are nearly 1 million VND per year, his wife, Phung, believes that it is a good 

investment. As their children obtain higher levels of education, it will be easier for them 

to find quality jobs in the city or in industrial zones. Not only will this bring in a good 

income for the family, it will also increase the family’s position in village. Household 

members did not undertake several jobs; all agree that their income is enough for their 

consumption needs. 
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supply for household consumption. Households pursuing this strategy are 

represented by those who have more land than others, even after suffering land 

loss. The years of schooling for the head of households tends to be much higher 

than that of the other groups. The number of waged-laborers after land loss 

increased from 68 to 92 people. Most waged laborers are young people with 

marketable educational levels and social networks. More than 40% (89 out of 

209) graduated from high school, college (35 out of 209), and universities (9 out 

of 209). Most found work in Thuy Duong textile factories and manufacturing 

enterprises in Phu Bai industrial zones, as well as in tourism, and government 

offices. With respect to the manner in which compensation was spent, relatively 

little compensation was spent on business and education (only 19.9%) compared 

to physical assets (54.6%), although these households had an advantage in the 

number of workers with high educational levels. The answer is that the 

improvement of physical assets frequently acts as a symbol of wealth in rural 

areas. It bestows prestige and is, therefore, instrumental in strengthening a 

household’s position in the community. 

Exit from farming: Whereas nearly all the households pursue diversified 

livelihoods after losing land, 20 households left farming altogether to rely 

completely on non-farm activities. A closer look at the exit group found that 17 

of the 20 households lost 100% of their agricultural land. The rest allowed their 

relatives to farm on the remaining land area. While the loss of nearly all 

agricultural land seems to define a decision to exit farming, enabling factors also 

explain this change. Table 4.5 shows that the farming exit households tended to 

have several members who were able to work in the comparison with that of the 

farming only households. The level of education of the heads of household, at an 

average of 6.6 years of schooling, is slightly higher than that of the other groups. 

In addition, this household group had already diversified their income before 

land loss, with different family members engaged in numerous non-farm 

activities, mainly as waged-workers and small-scale traders. Based on the 

advantages of human capital and livelihood experiences before land loss, 

households invested approximately 45% of their compensation money in income 

generating activities. The remaining compensation was spent on housing and 

furniture. Despite the advantages of human capital and livelihood experiences 

before land loss, the question raised here concerns whether these factors create 

a more effective livelihood outcome, on average, than the other groups. 
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4.5 Livelihood outcomes 

The preceding paragraphs clearly show that the growth of Hue and land loss has 

had significant effects on the livelihood assets and strategies of households. 

However, a big question is: what have been its impacts on livelihood outcomes? 

Compared with the pre-land loss livelihoods, are affected households better or 

worse off in terms of income levels, food (rice) self-sufficiency, and living 

conditions? And what livelihood strategies are more successful in adapting to the 

new situation and why? These questions will be answered in the remaining part 

of the paper. 

Farmland loss and change in household income: As indicated in Table 

4.6, non-farm activities have become extremely important for the livelihoods of 

households; they often account for most of the income. Non-farm activities 

contribute 84.7% to household income, of which nearly 35% of non-farm income 

is created by waged-work. Interestingly, while being forced to leave part or 

almost all of their farmland for urban expansion projects, the important role of 

farming as an income source is only slightly reduced. Farming income after land 

loss still contributes 15.3% to household income, compared to 26.8% before land 

loss. 

From an economic perspective, the results of the household surveys 

shows that urban expansion and land acquisition may not threaten the livelihood 

of affected households. Of the 170 households interviewed, 84.1% increased their 

income after land loss. Specifically, more than 90% of households who combined 

self-employment and farming achieved a higher income level many years after 

the land acquisition. Table 4.7 indicates that the gross household income per 

household has increased significantly for the vast majority of households 

affected by land loss, from 64.4 to 75.1 million VND. Yet, although changes in 

the expenditure pattern of the survey population were noticed (e.g., the total 

household expenditure after land loss on average increases nearly 12.6% 

compared with that before land loss), the net income per household increased 

considerably 37.8%, from 10.3 to 14.2 million VND. This indicates that livelihood 

outcome, in terms of income levels many years after land loss, is overall relatively 

positive. It should be noted that this result may be explained by many different 

reasons, particularly job opportunities in an expanding local economy such as 

Hue and losing farmland without displacement. 
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Despite similarities in situations of income after land loss, the level of 

income varied considerably among the different livelihood strategies. 

Households with income derived mainly from waged labor appeared to be better 

off, on average. Their income tended to be much higher than that of the other 

groups, and this favorable position is matched by the higher quantity and quality 

of human capital. The yearly net income per household amounts to 18.6 million 

VND, which is equivalent to 1.5 times the net income earned by those who relied 

on the self-employment based livelihood strategy. Income levels are moderate in 

households who pursued the exit from farming, casual work, and self-

employment based strategies. Yearly net income per household is 14.5 million 

VND, 12.6 million VND, and 12.4 million VND, respectively. Here, the average 

income of households exiting farming is lower than that of households pursuing 

formal wage work as the main income source. This demonstrates that an exit 

from farming is not necessarily the best strategy in terms of income levels. 

Income levels are lowest in households based on farming as a survival strategy; 

the average net household income per household is relatively low, only 1.9 

million VND. Sixty-three percent of households in this category indicated that 

their income decreased considerably after land loss. Most of them have faced 

numerous difficulties and adverse conditions. Thus, it is necessary to have 

urgent government policies of social security for this vulnerable group. 

Impacts of farmland loss on food self-sufficiency: Food self-sufficiency 

is defined as being able to meet consumption needs (particularly for rice crops) 

from one’s own production rather than by buying from the local markets (IFPRI, 

2010). This is important, as the loss of farmland has made households spend 

more on daily food. Indeed, the household surveys indicate that the average size 

of food production land owned prior to land loss is 2,725 m2, producing mainly 

two rice crops per year for self-consumption. The rice productivity was 320 

kg/sào/crop, i.e., 12.8 tons/ha/year. Before land loss, more than 87% of 

households surveyed stated that the rice crops could satisfy their food 

consumption for one year. However, food shortages have rapidly increased since 

food production land was compulsorily acquired for urban expansion. Figure 4.3 

shows that only 46.2% of households could obtain food self-sufficiency for one 

year after land loss. Specifically, 22.4% of the surveyed households have had to 

purchase foods for their daily consumption from the local markets. 

Consequently, land loss, together with the increase in food prices in recent years 

have contributed to the increase in food expenses for households in this category, 

from 48.2% to 55.7%. In this sense, the majority of farmers change from net food 
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producers to net food consumers as a result of farmland acquisition for urban 

expansion. This implies that acquisition of farmland actually threatens the food 

self-sufficiency of farm households in Hue’s peri-urban areas.  

 

Figure 4.3: Food self-sufficiency of households. Source: Authors’ survey 2012-

13 

Self-assessment by respondents regarding the effects of urban 

expansion on the life of the peri-urban population: Table 4.8 shows the first 

impression that living conditions, in general, have improved as an outcome of 

the growth of Hue’s local economy. Many people, especially the young people, 

are employed in formal wage work and this, together with other employment 

opportunities (casual work and self-employment), has increased income levels. 

Although forced to leave their land for urban development, affected households 

were compensated by the improvement in housing, family furniture, and 

infrastructure systems within villages, as well as job opportunities triggered by 

urbanization. These are considered fundamental conditions to overcome the 

shock of transition and to obtain a more sustainable livelihood.  

However, not all farmers can improve their living standards, as not all 

are able to adapt to the change from rural to urban or take advantage of 

opportunities offered by urbanization. In addition, as their villages underwent 

urbanization, many respondents indicated concerns about changes in both social 

and cultural respects; these consist of social practices, lifestyles, and social evils. 

Villagers tend to prefer urban lifestyles and social networks with outsiders. At 

present, there are common rooms for social activities, namely houses for social 

activities at village levels (nhà văn hoá/trung tâm sinh hoạt cộng đồng), but the 
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using these physical assets is not often. This situation has contributed to the 

erosion of local customs and cultural values maintained by many older 

generations. In regard to social evils and corruption, more than 26% respondents 

agreed that rural urbanization would lead to the corruption of young people. By 

corruption, respondents regarded social evils as drug usage, gambling, and petty 

theft. Despite the negative effects, over 70% of respondents believe that their 

children’s living conditions will be more improvement as a result of urban 

expansion processes.  

Table 4.8: Self-assessment by respondents regarding the effects of urban 

expansion on the life of the peri-urban population.  

 Agree 

(%) 

Disagree 

(%) 

Don’t know 

(%) 

Rice cultivation plays an important 

role in household food security 

82.3 17.7 0.0 

The urban growth of Hue offers rural 

people employment opportunities 

86.4 13.6 0.0 

Infrastructure systems (electric, water, 

communication, road, schools) within 

village are improved 

96.2 3.8 0.0 

Houses and family furniture have been 

upgraded 

89.6 10.4 0.0 

Recently, household income increased  84.1 15.9 0.0 

Recently, the living conditions of 

villagers have improved  

72.4 27.6 0.0 

As this village urbanizes, I am 

concerned that young people will 

become corrupt 

26.5 66.5 7.1 

Rural culture will change as outsiders 

move to live in villages 

54.7 38.8 10.6 

Men become more leisured, while 

women work harder 

20.6 60.0 19.4 

The elderly and poor face difficulties 

after land acquisition 

84.7 14.7 0.6 

The children’s living conditions will be 

more improvement  as a result of 

urban expansion processes  

71.6 21.4 7.0 

Source: Authors’ survey 2012-13. 
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4.6 Discussion and conclusions 

The sustainable livelihood framework is used to investigate the impact of land 

acquisition for urbanization on the livelihoods of affected farmers. A few 

conclusions may be derived from this study in Hue. The first conclusion is that 

livelihood trajectories of households after land loss are considerably diverse, but 

there are also some clear trends. Land loss nudges the vast majority of 

households further away from farming, along the path of deagrarianization, a 

pattern that is more and more common in developing countries (Bryceson, 

2000; Rigg, 2001). However, this transition, from rural to urban livelihoods, is 

not a spontaneous process but rather a pressure or a shock—compulsory land 

acquisition by the state. Consequently, peri-urban villages are no longer 

agricultural communities, but most households do value their link to farming. 

The ability to produce food for household consumption is viewed as a safeguard 

for the vagaries of the market, protecting one against outside risk. This suggests 

that farming in the peri-urban areas, in particular and in rural Vietnam in 

general, must be considered not only as ‘livelihood insurance’ of rural population 

or a fall-back option in case of adversity, but also a guarantee of household food 

security in the context of urban expansion. More than a source of income, the 

option to farm makes households less vulnerable to external shocks. This finding 

echoes a similar trend observed in many peri-urban zones in Vietnam (ref: Berg 

et al., 2003; Do, 2006; DiGregorio, 2011; and Tran et al., 2014), in China (Zhang 

and Lu, 2011, and in Ghana (Oduro, 2010). 

Second, livelihood outcomes many years after land loss are, overall, 

relatively positive in the fact that most of the affected households have been able 

to restore their pre-land-loss income level. The first major factor in explaining 

the outcomes in peri-urban Hue is the context of an expanding local economy 

and fairly dynamic labour market. With the development of the textile industry 

and of tourism, many jobs have been created in recent years, which in turn boosts 

trade and service opportunities in the informal economy. Without this dynamic 

economic context, the livelihood options of the research population would have 

been far less positive (and of course, there would also have been less land 

conversion). It is the creation of alternative income sources, especially outside of 

agriculture i.e. the demand for labour in the regional economy that has enabled 

the successful adaptation of the livelihoods of the surveyed population. Besides, 

losing land but being able to stay in one’s own physical environment and retain 

social capital are also important factors for the successful livelihood 

reconstruction. 
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Social capital through social networks not only has brought household 

members economic benefits derived from employment opportunities, but also 

has created non-economic benefits such as: knowledge, skills, and new social 

relationships. In this sense, the livelihood reconstruction of the surveyed 

households in Hue’s peri-urban areas need not take many years, in comparison 

to land acquisition-induced displacement as observed in the largest cities of 

Vietnam and China by Le (2007) and Li (2004).  

Third, although household livelihood is basically reconstructed after 

land loss, many issues are also emerging which may challenge equitable and 

sustainable development. Firstly, in spite of an increase in employment 

opportunities derived from urban growth, a limited number of farmers who are 

the elderly, widowed, physically challenged people were not able to succeed in 

reconstructing their livelihoods. The people in this group are recognized as the 

victims of the urban expansion process, and their fate deserves more attention 

than they have been given so far. Secondly, no more attention is paid to 

sustainable livelihoods of the farmers in the long run, since the local 

governments only offer compensation for the losses in monetary form. Training 

and consultations are often neglected in the current compensation framework. 

Consequently, much of the compensation received is invested in housing and 

family furniture, while little is spent in income-generating activities. This 

situation may partly be explained by the temptation of consumer goods in an 

urbanizing society, but this cannot be the whole story. Although Hue’s fairly 

dynamic economy is likely to offer opportunities, the fact is that many 

beneficiaries either see little opportunity for converting compensation into new 

income sources, or are afraid of the business risks they can face. Finally, as the 

number of people who are working as day-labourers rapidly increases after land 

loss, the sustainability of livelihoods in the long-term may be challenged. 

Farmers can find temporary jobs in non-farm sectors, but what will happen to 

them in the coming years if they cannot meet the requirements for the labor 

market, such as age and health? 

Summarizing this study’s findings, we recommend that the affected 

farmers plan their livelihood reconstruction, especially the plan to effectively 

manage their compensation money. Purchasing luxury products or quality 

houses could reveal their ‘affluence’ for a while, but this is not always the case. 

The sustainability of livelihood in the long run may be more important. With 

respect to the policy, compensation should not be too concerned with money, but 

it should focus more on reconstructing livelihoods – which may involve more 
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things than money. For vulnerable groups who do not have real alternatives 

(elderly, widowed, and physically challenged), compensation should not only 

involve a financial lump sum, but also include income support over a longer 

period. Moreover, assistance in converting funds into an adequate livelihood 

should be taken into consideration. For this purpose, the responsible 

consultation from agencies such as local governments, investors, researchers, 

and NGOs is necessary to help farmers recognize investment opportunities in 

new economic activities, especially self-employment. The real training programs 

and business and investment advice should be addressed in compensation 

programs. New knowledge bases and skills must be linked to employment 

opportunities relevant to the locality of the farmers. Furthermore, the policy of 

agricultural intensification, such as introducing new crops, market access, 

farmland, and rural credits should be given attention for those who still engage 

in farming (fully or in part). Finally, the government needs to integrate the 

farmers who lost their land for the development process (and also their family 

members) into social security systems through establishing a social security 

fund. This fund should cover health insurance, training costs, and a monthly 

allowance. From the findings in this study, we argue that if the above points are 

neglected in practice, the efforts of local governments to guarantee a sustainable 

livelihood for all households affected by land acquisition might not succeed. 
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5 | Determinants of household income and roles of 

compensation20 

 

 

 

5.1 Introduction  

Throughout the world, land is being converted from one use (often rural) to 

another (often urban). Globalization, economic growth, urbanization, 

industrialization, as well as the corresponding requirements in terms of 

infrastructure and amenities (tourism, recreation, and even setting apart areas 

for nature preservation) are many of the complex social and economic 

transformations taking place around the world which require land to be made 

available, often after taking it from other uses and users. Ways of procuring land 

for new activities and objectives vary between different contexts, but in many 

cases require some form of compulsory acquisition to resolve the (latent) conflict 

of interest between old and new uses and users. Compulsory acquisition is the 

power of government to acquire private rights on land for a public or publicly-

supported purpose, without the willing consent of its owner or occupant (FAO, 

2008; Chan, 2003). As a direct result of government action, people lose their 

homes, their land, and at times their means of livelihood (FAO, 2008). 

Obviously, the displaced people need to be compensated. Central issues in land 

policy debates therefore deal with the consequences of land loss, as well as the 

principles and processes of equitable compensation for the affected people (FAO, 

2008; Chan, 2003; Lindsay, 2012). This has become a special concern, not only 

for policy makers, media, and NGOs, but also for international organizations and 

academics. This chapter looks at the contested issue of compensation for land 

loss and livelihood reconstruction in one of the countries currently experiencing 

massive land conversion, Vietnam. Specifically, it raises two related questions 

within the context of urban expansion in a mid-sized city, Hue in central 

Vietnam. First, it sets out to unravel the determinants of livelihood 

reconstruction among households in Hue’s rural-urban fringe who have lost land 

                                                 
20 This chapter was submitted as Nguyen Quang Phuc, A.C.M. (Guus) van Westen, and Annelies Zoomers. Land 

loss with compensation: What are the determinants of income among households in Hue’s peri-urban areas, 

Central Vietnam? Urban Studies. 
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to housing projects. Then, it assesses the role of compensation packages in 

livelihood reconstruction. 

Compensation serves to repay affected people for their losses, and is 

expected to be based on principles of equity and equivalence (FAO, 2008). The 

Asian Development Bank (ADB, 2007) and the Food and Agriculture 

Organization of the United Nations system (FAO, 2008) suggest two models of 

valuation and compensation for the compulsory acquisition of land. The first 

model is compensation with reference to market value as the basis of ‘just 

compensation’. A common approach is to define market value by the ‘willing 

buyer, willing seller’ model, i.e. the amount which a willing buyer would pay a 

willing seller on the open market, where some choice exists (FAO, 2008). The 

second model is that of replacement cost. This approach is based on the level of 

compensation that will be sufficient for project-affected persons to replace their 

lost land with land of equal value or comparable productivity. Compensation at 

replacement cost includes actual cost of asset replacement plus associated 

transaction costs and fees. In case replacement land is not readily available, 

replacement cost may consist of an amount of cash considered to represent a fair 

compensation for the land (including structures, other assets and income, and 

transaction costs) based on the anticipated price of the acquired land at some 

future point in time. Expected future value of land is, of course, also reflected in 

market prices, but the difference here is that, in the replacement approach, this 

future value is estimated by the relevant authority, rather than expressed in 

market prices. The replacement cost approach is therefore useful in countries 

without a clear market value for the land (ADB, 2007; FAO, 2008).  

In Vietnam, compulsory land acquisition is used by the government as a 

policy instrument to convert massive amounts of land for infrastructure 

development, urbanization, and industrialization (Nguyen et al., 2014). It has 

been estimated that nearly 1 million hectares of agricultural land were 

transformed for non-agricultural activities between 2001 and 2010 (World Bank, 

2011); nearly 630,000 households and 2.5 million people were affected by these 

processes (Mai Thanh, 2009). As in other countries across the globe, 

compensation payment for losses is calculated according to guidelines set by 

laws. The Land Law 2003 and Decree 123/2007/NĐ-CP stipulate that people 

losing land for the public interest are compensated for the loss of land use rights 

and assets on land. The general principle of compensation is payable according 

to the original use of the acquired land. Compensation prices for the losses are 

based on provincial pricing frameworks that are adjusted every year. Moreover, 
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the government grants additional financial support for life stabilization, 

occupational change, and vocational training for householdsaffected by land 

acquisition, as needed21 . Households which have lost more farmland than others 

therefore qualify for more support. The government believes that compensation 

packages make important contributions to livelihood reconstruction, by 

improving livelihoods and standards of living, or at least enabling those affected 

to attain similar levels of livelihood, as before dispossession. Vietnam’s 

compensation policy is closest to the replacement cost approach outlined by FAO 

and ADB, but differs in two respects. For one, in line with the socialist principles 

of the Vietnamese state, land is considered a collective asset managed by the 

State, and is therefore not owned by individual people or households. As a result, 

people can be compensated for loss of assets and livelihoods, but not for landed 

property as such. Second, and as a result of the first point, the anticipation of 

future land values is not included in the compensation schemes. Valuation for 

compensation is a purely administrative exercise undertaken yearly at the 

provincial level (Land Law, 2003).     

Compensation, in whatever form, is considered key to livelihood 

reconstruction after land loss. Equitable and effective compensation is thus a 

condition for inclusive development within the context of current socio-

economic transformations. What is the real impact of compensation? How 

effective is financial compensation in helping people reconstruct their life after 

land loss? What factors actually influence household income after land loss, and 

to what extent? Taking Hue, a rapidly expanding city in central Vietnam where 

hundreds of hectares of land have been compulsorily acquired for urban 

development over the past 15 years, as an example, we will examine these 

questions. The data in this chapter are derived from a survey of 170 households 

who lost their farmland without displacement at the studied villages in Hue’s 

peri-urban areas. Survey data was coded and analyzed in SPSS 22. 

This chapter proceeds as follows: the next section will pave the way for 

an analysis by providing a review of the literature on the determinants of 

household income. Secondly, the methodology section explains the tools for data 

analysis as well as the variables involved in the regression model. Thirdly, we 

analyze the determinants of household income after land acquisition and 

                                                 
21 The central government distinguishes between three groups of households based on relative size of land loss: 

households losing less than 30 percent of their farmland; households losing between 30 and 70 percent; and 

households losing over 70 percent. 
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assesses the role of financial compensation in livelihood reconstruction by 

means of a regression model. Finally, the study draws conclusions and offers 

some policy recommendations. 

5.2 Determinants of household income: A literature review 

The forced transformation of livelihoods experienced by farm households 

affected by loss of land due to urban expansion is the most pronounced 

expression of a much broader pattern of rural livelihood diversifications (Berg et 

al., 2003; Le, 2007; Nguyen, 2009, Tran et al., 2014; Wit, 2011; Oduro, 2010; 

and Nguyen, 2011). Farming no longer dominates rural areas either in terms of 

production or employment. Land- based activities have lost some of their role in 

shaping rural livelihoods and have been partly replaced by non-farm activities 

that require education, skills, and social networks, rather than farmland 

endowment. This pattern of de-agrarianisation is gradually becoming more 

common in developing countries, as observed by authors like Bryceson (1996, 

2000), Ellis (2000), and  Rigg (2001).  

To unravel the factors that determine household income, the livelihood 

approach (DFID, 2001; Ellis, 2000) has been widely applied by researchers and 

development practitioners. A livelihood consists of “[…] the assets (five 

categories of assets: natural, physical, human, financial, and social capital), the 

activities, and the access to these (mediated by institutions and social relations) 

that together determine the living gained by the individual or household” (Ellis, 

2000: p.10). These livelihood resources, as well as the access to the forces that 

shape them, differ between households and individuals. To cope with 

transformation process, households have to choose livelihood strategies 

compatible with their own livelihood resources. In other words, the success or 

failure of the livelihood strategy depends on the availability of livelihood 

resources on the one hand, and on the other hand the agency of people in 

selecting options and combining activities to achieve their livelihood objectives, 

such as gaining income, well-being, and reducing vulnerability. The livelihood 

approach emphasizes the link between livelihood assets, initiatives, and 

outcomes within a certain contextual framework.  

Several studies on rural areas in African and Asian countries found a 

strong positive relationship between human capital (education levels, 

occupations, and household size) and income among farm households (Reardon, 

1997; Barrett et al., 2001; Talukder, 2014; Cao and Akita, 2008). Other than 

https://www.google.nl/search?rlz=1C1CHWA_nlNL631NL631&espv=2&biw=1366&bih=667&q=agrarianisation&spell=1&sa=X&ei=dyVvVY7oMsWRsAHOsYCQBg&ved=0CBoQBSgA
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human capital, access to social relations plays a significant role in rural poverty 

eradication. Narayan and Pritchett (1997), with an econometric model for 

Tanzania, demonstrated that social networks actually had a higher influence on 

income than either human or physical capital. A similar pattern can be seen in 

the case of Indonesia, where Grootaert (1999) found that the influence of social 

capital on welfare and poverty was rather strong. In respect to financial capital, 

Khatun and Roy (2012) stated that lack of access to institutional credit was a 

deterrent factor in livelihood diversification in West Bengal. The authors argued 

that in the absence of credit support, the resource-poor households were not able 

to start non-farm business activities.  

In peri-urban areas, recent studies have attempted to define the factors 

affecting income among farm households in the context of rapid urban 

expansion. In Accra, Ghana, Oduro (2010) identified peri-urban residents who 

have been able to take full advantage of employment opportunities, and thus 

improve their living conditions in terms of income, access to education, health 

care, and housing. The majority of subsistence farmers, however, were worse off 

because they lack the capacities (education, social relations, health/age, etc.) to 

utilize opportunities derived from urban growth. Oduro concluded that human 

capital appeared as a key determinant of livelihood adaptation in the context of 

urbanization in Accra. Other case studies in Kenya and Tanzania have shown 

that the improved infrastructure (roads, telecommunications, and electricity 

systems) coupled with emerging business enterprises (opportunities for non-

farm employment) in peri-urban zones constitute the main factors enhancing 

the opportunities for household engagement in more remunerative activities 

(Lanjouw et al., 2001; Mandere and Anderberg, 2010). 

In Vietnam, only a limited number of studies pay attention to what 

factors determine income among households under the impact of urban growth 

and land acquisition. Nguyen (2009) and DiGregorio (2011) stated that while 

state policies such as vocational training and job creation show limited impact, 

many farmers in peri-urban villages of Ha Noi rely on selling garden land or 

building houses to let on residential land (i.e. natural capital) to escape poverty 

and shift to new sources of livelihood. In Ho Chi Minh City, Do (2006) indicated 

that the number of workers, age, and education levels have positive effects on the 

choice of livelihood activities and household income. Her research also revealed 

that compensation money for land loss plays an important role for households 

to cope with shocks such as loss of land and engage in profitable non-farm 

activities. Other than natural and human capital, social capital plays an 
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important role in the livelihood outcomes of households affected by compulsory 

land acquisition in a peri-urban district of Ha Noi. Tran et al. (2013) has stated 

that the number of group memberships is closely associated with income and 

expenditure increases. The social networks among group members can benefit 

households directly or indirectly, by means of better access to credit, input, and 

information for economic activity. Social relations can also contribute to a better 

network of customers and suppliers, thus increasing value added and sales.  

A review of literature indicates that household income is determined by 

the complex interplay between livelihood assets, agency (or the initiatives taken 

by people), and contextual factors of a specific geographical setting. There are 

close relationships between these forces, in which a change in one may lead to 

changes in the whole system. Among the five categories of livelihood assets, 

financial capital is the most versatile because it can be converted into other types 

of capital, or it can be used directly for the achievement of livelihood objectives. 

For this reason, compensation policy for compulsory land acquisition in 

Vietnam, as in many other countries, takes the form of financial contributions 

that households may use to invest in suitable livelihood assets to make up for the 

loss of land-related income, or pay for meeting immediate needs. This policy 

rests on the assumption that the additional financial capital can, and will, be 

successfully turned into compensating assets and income sources; the 

government of Vietnam believes that it can thus achieve livelihood 

reconstruction for the affected persons. This raises the question of whether the 

compensation packages awarded for losses really appear as important 

determinants of household income in the period following land loss. In this 

chapter, a regression model is applied to answer the raised question in the 

context of land acquisition for urban expansion in Hue City. 

5.3 Regression analysis 

Based on the data from the household surveys in the studied villages, a multiple 

regression model was used to investigate the effect of different factors on 

households’ income levels after land loss. The equation for the multiple 

regression model is defined as follows:  

Y = β0 + βiXi +𝜀   …(1) 

where, Y is the dependent variable representing household income after 

land loss (gross income); βi represents a vector of parameters; Xi is a 

vector of exogenous explanatory variables; and 𝜀 is error term. 
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It was hypothesized that the household income after land loss is 

determined by a range of socio-economic and demographic factors that include 

the following variables: 1) demography (age of the head of household, education 

of head of household, household size, and dependency ratio); 2) livelihood assets 

(savings, credit access, social networks, and aggregate value of assets); 3) land 

loss characteristics (size of land lost, financial compensation, financial support, 

and years since land loss); 4) context (communal dummies); and 5) agency 

(livelihood strategy choices in response to urban growth and land loss). An 

overview of the explanatory variables included in the analysis is presented in 

Table 5.1.  

Table 5.1: Definition and measurement of the explanatory variables  

Variables Definition Measurement 

Dependent variable   

Household income Post-land loss income  VND 1,000 

Independent variables   

Demography   

Age of head of household  Whether or not the head of 

household up to age 50 years 

Dummy variable 

(=1 if yes) 

Education of head of 

household 

Years of schooling Years 

Household size  Total number of member in 

a farm household 

Number 

Dependency ratio  Number of people below 18 

and above 60, disability, or 

illness 

Number 

Livelihood assets   

Savings Whether households save 

their money in the banks for 

monthly interest or not 

Dummy variable 

(=1 if yes) 

Credit access Whether households access 

credit/loans from 

individuals or credit 

agencies after land loss 

Dummy variable 

(=1 if yes) 

Social network Whether household 

members receive support 

from relatives and friends 

for job seeking after land 

loss 

Dummy variable 

(=1 if yes) 
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Assets value Estimated value of physical 

assets (except land) owned 

by a household  

VND 1,000 

Land loss characteristics   

Size of land lost Total area of farmland lost 

by urban expansion 

m2 

Financial compensation* The amount of 

compensation money 

received due to land loss  

VND 1,000 

Further financial support* The amount of support 

money for life stabilization 

and occupational change 

VND 1,000 

Years since land loss Total number of years since 

losing land 

Years 

Context   

Communal dummies Whether households are 

located in Thuy Duong or 

Huong So 

Dummy variable 

(=1 if yes) 

Agency   

Livelihood strategy 1 Whether households pursue 

the strategy of casual work 

and farming 

Dummy variable 

(=1 if yes) 

Livelihood strategy 2 Whether households pursue 

the strategy of self-

employment and farming  

Dummy variable 

(=1 if yes) 

Livelihood strategy 3 Whether households pursue 

the strategy of wage work 

and farming 

Dummy variable 

(=1 if yes) 

Livelihood strategy 4 Whether households pursue 

the strategy of an exit from 

farming  

Dummy variable 

(=1 if yes) 

 

5.3.1 Demographic variables 

Age of the head of household – The head of the farm household is by no means 

the only member who contributes to income, but often plays an important role 

in making decisions on livelihood strategies as well as indirectly contributing to 

household income; especially with respect to the latter, age matters. In practice, 

people up to middle age with good health can access alternative employment 
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opportunities associated with urban growth. Therefore, our hypothesis is that 

heads of households, up to age 50, are positively linked with the total income. 

Older heads of households are less likely to find other employment opportunities 

and are therefore less likely to have a good income level. 

Education of the head of household – To identify the effect of education 

on household income, the years of schooling of the head of household were 

considered. The household heads with higher education are more likely to 

engage in better occupations or more profitable non-farm self-employment 

activities, and therefore receive a higher income level. As a result, the 

relationship between the years of schooling for the head of household and 

household income are hypothesized to be positive.  

Household size – The literature review shows that household size is an 

important factor for livelihood diversification; it affects the ability of a household 

to mobilize labour for the livelihood activities. Therefore, households with better 

human capital, as measured by the number of members, are expected to have a 

higher income level.  

Dependency ratio – As previously mentioned, the number of working 

household members influences the level of livelihood diversification as well as 

household income. As the dependency ratio in a household increases, the ability 

to contribute to household income is likely to decrease. As a result, the 

relationship between dependency ratio and household income is hypothesized 

to be negative.   

5.3.2 Livelihood assets 

Savings – The surveyed households indicate that approximately 18 percent of 

compensation money was kept in a bank account. The main motivation 

explained by an elderly respondent was that ‘bank savings are either used 

monthly or in times of financial hardship. The interest derived from financial 

savings is considered a factor that allows people to invest in new or better sources 

of income. However, there is an overlap between amount of financial 

compensation (also further financial support) and savings. Rather than focusing 

on the amount of savings per household in the regression model, the hypothesis 

is that there is a positive relationship between the level of household income and 

whether or (not) households keep their money in the bank and collect monthly 

interest. 
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Credit access – The literature review states that lack of access to 

institutional credit is an obstacle to livelihood diversification (Khatun and Roy, 

2012). In other words, availability of credit may make the capital constraints less 

tense, and allow farm households to diversify their livelihood activities. 

Therefore, this study hypothesizes that there is a positive relationship between 

household income and credit access. 

Social networks – As shown earlier, several studies have noted that 

social relations and inclusion in social networks can help the household 

members access opportunities derived from economic growth (information, 

training, and employment). Accordingly, the social networks may appear to be 

one of the determinants of livelihood outcomes. We hypothesize a positive 

relationship between strong social networks and household income.  

Assets value – The physical assets of a household (houses, family 

furniture, and means of production; except land) may help, livelihood choices, 

both directly and indirectly. These assets represent a store of wealth, as well as 

providing opportunities for household members to invest in livelihood activities. 

This study hypothesizes that there is a positive relationship between the 

aggregate value of non-land assets and the level of household income. 

5.3.3 Land loss characteristics 

Size of land lost – Agricultural land still plays an important role in the livelihoods 

of peri-urban households, particularly households which are not very involved 

in non-farm activities (Nguyen, 2009; DiGregorio, 2011; Tran et al., 2013). The 

loss (part or all) of agricultural land can obviously affect the income of 

households. This study, therefore, hypothesizes that there is a negative 

relationship between the size of land lost and post – land loss income. 

Financial compensation – The affected households have been 

compensated for the loss of land use rights and assets on land. This 

compensation is expected to improve the household’s livelihood options and 

standard of living, or at least restore them. In this study, we hypothesize the 

relationship between the amount of financial compensation and post-land loss 

income to be positive.  

Further financial support – This refers to additional financial support to 

assist affected households in livelihood reconstruction. The common principle, 

as shown, is that households who have lost a larger share of their agricultural 

land than others need to receive more support. However, only farm laborers who 
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lost their traditional employment due to land acquisition were supported for 

vocational training and occupational change. Similar to the compensation for 

loss of land rights, it is believed that this financial support could contribute 

significantly to livelihood reconstruction of households. Therefore, the 

relationship between the amount of financial support and income is 

hypothesized to be positive. 

Years since land loss – The land acquisitions in the villages studied here 

took place at different times (2004, 2005, 2007, and 2009). Obviously, 

livelihood changes take place over time; in the case of land loss, it can be 

expected to take several years for livelihood reconstruction to be achieved. 

Therefore, the length of time since land loss is hypothesized to be positively 

associated with the probability of livelihood adaptation.  

5.3.4 Context  

Previous studies show that livelihood strategy choices and outcomes may be 

affected by the socio-economic contexts in which households live (Tran et al., 

2014; Do, 2006). The quality of infrastructure, opportunities for non-farm 

employment, and the policy environment may variously affect outcomes. The 

focus in this study is on the role of the different livelihood assets and, in 

particular, the relative importance of compensation packages in livelihood 

reconstruction. Contextual factors are not elaborated upon here, with the 

exception of one indicator for access to alternative employment. Localities with 

similar conditions on this factor are grouped together to test its influence. The 

first group consists of two localities, Thuy Duong and Huong So. These are close 

to the textile factories and the industrial cluster of a craft village22 with vastly 

improved road and transport systems. Households living in these localities are 

hypothesized to have advantageous conditions in access to employment, and 

therefore they may have a higher income level than others. The remaining 

localities of Thuy Van and Phu Thuong are used as the reference group, as the 

opportunities for factory employment may be not be readily available due to 

distance. The locality dummies are included as independent variables in the 

regression model. 

                                                 
22 By 2011, there were 3,000 people working in the Thuy Duong textile factory, established in 1988. Similarly, 

the industrial and handicraft clusters in Huong So can create stable employment for 1,500 people. People 

working in these sectors have an average age of 18 to 50 years and obtained a high school degree or a vocational 

training certification. The monthly salary per worker is estimated at between 1.8 million and 4 million VND. 
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5.3.5 Agency 

In addition to livelihood assets and contextual factors, income levels are likely to 

be significantly influenced by agency: people’s own initiatives, choices, efforts, 

and ingenuity exerted when confronted with the shock of land loss, which will 

differ among households and individuals. Such agency factors are not elaborated 

upon here, with the exception of the single variable of livelihood strategy choices 

after land loss as a possible explanatory variable in the regression model. 

Livelihoods in Hue’s peri-urban zones are quite dynamic as a result of relatively 

advantageous labour market conditions in an expanding and diverse urban 

economy. Most households in the survey pursue a diversified livelihood in which 

farming and non-farm activities are combined. This is consistent with 

observations by Bryceson (1996, 2000) and Rigg (2001), who discussed a more 

general process of de-agrarianisation in rural areas of sub-Saharan Africa and 

Southeast Asia. Looking at the ways households have coped with urban 

expansion and the main income sources after land loss, we observed five main 

livelihood strategies in the survey population: 1) farming only; 2) a diversified 

livelihood where farmers combine casual employment and farming; 3) a 

combination of self-employment with farming as a supplementary form of work; 

4) a diversified livelihood based on stable waged labour and farming; and 5) an 

exit from farming altogether. Four dummy variables are constructed to reflect 

the four main livelihood strategies observed among the survey population, with 

the farming only based livelihood as a reference group. It should be noted that 

these livelihood ‘strategies’ do not necessarily result from free choice, but may 

be partially imposed by constraints; as such they have limitations in expressing 

agency. 

5.4 Determinants of household income and roles of compensation  

The results of our regression estimates are presented in Table 5.2. The F-value = 

12.720 is statistically significant at the 1% level. The adjusted R2 value = 0.543 

indicates that 54.3% of the variation in household income after land loss 

(dependent variable) is explained by the independent variables: demography, 

livelihood assets, land loss characteristics, context, and agency. The regression 

model has a strong explanatory power; and the statistical tests (Tolerance and 

VIF) show that there are no multicollinearity or endogeneity problems in the 

fitted model. Finally, the regression results also state that many explanatory 

variables are statistically significant at the 1% or 5% levels, with the expected 

signs. 

https://www.google.nl/search?rlz=1C1CHWA_nlNL631NL631&espv=2&biw=1366&bih=667&q=agrarianisation&spell=1&sa=X&ei=dyVvVY7oMsWRsAHOsYCQBg&ved=0CBoQBSgA
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Table 5.2: Determinants of household income after land loss  

Variables Coefficients P-value 

Demography   

Age of head of household -0.057 0.322 

Education of head of household 0.002 0.978 

Household size 0.431*** 0.000 

Dependency ratio -0.142** 0.033 

Livelihood assets   

Savings 0.006 0.913 

Credit access 0.002 0.972 

Social networks  0.155*** 0.005 

Assets value 0.250*** 0.000 

Land loss characteristics   

Size of land lost -0.149** 0.034 

Financial compensation 0.118 0.096 

Further financial support 0.129 0.071 

Years since land loss 0.058 0.424 

Context   

Communal dummies -0.074 0.280 

Agency   

Livelihood strategy 1 0.189*** 0.006 

Livelihood strategy 2 0.147** 0.028 

Livelihood strategy 3 0.275*** 0.000 

Livelihood strategy 4 0.229*** 0.001 

Adjusted R2 0.543 

F-value 12.720 

Durbin Watson 1.667 

Number of observations 170 

Note: ***, ** Statistically significant at 1% and 5% probability level, respectively 

5.4.1 Demographic factors 

As expected, household size was found to be one of the most important 

determinants of household income. It has a significant and positive influence on 

post-land loss income. This may be explained by the fact that most of the 

surveyed households have two or three generations living together. Some 

members can engage in traditional farming in combination with housework and 

handicrafts, while others can opt for non-farm activities. As a result, the larger 

the household size, the better the opportunity is for livelihood diversification, 
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resulting in an increase in household income. In contrast, the dependency ratio 

was found to be negatively related to household income; dependents are 

considered to be the household members below 18 years or above 60 years old, 

as well as those disabled or less likely to engage in livelihood activities. A high 

dependency ratio creates a shortage of working hands to earn enough to meet 

the household’s daily expenditure. Finally, in line with the expectations, the 

relationship between the head of household’s years of schooling and household 

income was found to be positive. The age of household heads was also found to 

be negatively related to the level of income after land loss. However, the 

coefficients of these explanatory variables are not statistically significant.  

5.4.2 Livelihood assets 

As mentioned previously, savings here is concerned only with whether or (not) 

households save their money in the bank as a factor that significantly influences 

household income. The regression results show, as expected, that the 

relationship between household income and financial savings appears positive, 

but the coefficient is not statistically significant. This result may be explained 

either by the amount of savings per household being too small, or that the 

monthly deposit rate is too low to lead to a significant economic return (see 

Annex 4). With respect to credit access, our household surveys found 37 

households who gained access to credit or loans from individuals or credit 

agencies after land loss. Two thirds of this group of households invested their 

money in economic activities such as agricultural production and small-scale 

businesses. Table 5.2 indicates that access to credit/loans is positively related to 

household income. This is in line with the findings in West Bengal by Khatun 

and Roy (2012), who found that in the absence of institutionalized credit 

support, the resource-poor households were not able to start their own non-farm 

businesses. However, the coefficient, as found in this study, is not statistically 

significant. This raises the question: how do the households manage the loans? 

Social networks have a clearer positive relationship with household 

income than either savings or credit access, which is remarkable. The coefficient 

is statistically significant at the 1% level. This is consistent with the findings of 

Narayan and Pritchett (1997), Grootaert (1999), Oduro (2010), and Tran et al. 

(2013), who all found that social networks are an important influence on 

household income. Indeed, this study indicates that it is more advantageous to 

people, in terms of employment opportunities, if they have friends or relatives in 

the city center, industrial factories, or in informal sectors. Over 50 percent of the 
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surveyed households reported that their household members have accessed non-

farm employment through the support of friends or relatives. This support often 

includes information and experience sharing, finance, and recommendations. 

Besides the direct economic benefits derived from employment, social networks 

have also brought household members non-economic benefits such as: 

knowledge, skills, social status, and new social relationships.  

As expected, the value of physical assets owned by a household (except 

land) is found to have a significant and positive effect on the level of household 

income. The coefficient of the aggregate assets value variable is quite high and 

statistically significant at 1%. While the link between physical assets and income 

is clear, the causality of this variable is ambiguous; having assets may result in 

better opportunities to reconstruct livelihood after land loss, however this may 

also be the result of the success or failure of the livelihood strategies households 

have engaged in.  

5.4.3 Land loss characteristics 

In line with the hypothesis, the size of land lost was found to be negatively related 

to the household income. This indicates that more land lost per household is 

linked with a lower income level. Holding all other explanatory variables 

constant, a unit increase in size of land lost may result in a 0.14 times decrease 

in the household income. The income from farming activities still plays an 

important role in household income, and land is a necessary factor for this. 

Farming income after land loss contributes 15.3% to household income, 

compared to 26.8% before land loss (see Chapter 4). 

As expected, the length of time since land loss was found to be positively 

related to household income; however, the coefficient is not statistically 

significant. This is explained by the de-agrarianisation  process that has 

gradually been taking place since well before the land acquisitions forced 

households to look for alternatives. The fact is that a majority of households 

pursued a diversified portfolio of livelihood activities and income sources well 

before land loss. Within the context of Hue, with an expanding urban economy 

and a fairly dynamic labour market for low and semi-skilled workers, people in 

peri-urban areas have accessed non-farm employments for many years. The 

development of both the textile and garment industry, along with tourism have 

generated new jobs, which in turn have boosted trade and service opportunities, 

also in the informal economy. Therefore, the transition toward a less farming-

oriented existence triggered by land loss may not have been such a dramatic 

https://www.google.nl/search?rlz=1C1CHWA_nlNL631NL631&espv=2&biw=1366&bih=667&q=agrarianisation&spell=1&sa=X&ei=dyVvVY7oMsWRsAHOsYCQBg&ved=0CBoQBSgA
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shock for many households, but rather a factor further pushing them into a 

direction they had already embarked upon. Livelihood reconstruction need not 

take many years in such conditions.   

More surprising is the finding that the amount of financial 

compensation paid does not have a very significant influence on household 

income after land loss. True, there is statistical evidence for a significant positive 

relationship between the amount of financial compensation and household 

income. A similar correlation is also found in the case of further financial support 

for life stabilization, training, and occupational change. While both explanatory 

variables are positively associated with household income, the coefficients are 

actually quite low and statistically significant only at the 10% level. This shows 

that the influence of compensation and support policy on livelihood 

reconstruction is relatively limited.  

5.4.4 Context 

As mentioned, context here is appraised only in terms of a two-fold division 

between localities close to alternative employment centres and those further 

afield. Contrary to our hypothesis, the relationship between the communal 

dummy variables and household income was found to be negative with a 

statistically insignificant coefficient. This means that in the context of urban 

growth in a medium-sized city such as Hue, the distance to concentrations of 

employment opportunities such as industrial estates and the city centre does not 

appear to be a determinant of livelihood outcomes. This may be explained by the 

geographical scale of Hue (area, population, and extent of land acquisition) that 

is substantially smaller than large cities such as Ha Noi and Ho Chi Minh City. 

Employment opportunities derived from economic growth may be relatively 

accessible to local people, even more so since the improvement of infrastructure, 

particularly roads in the peri-urban areas, enables daily commuting from villages 

to city and industrial zones. This finding is in line with the results found in Kenya 

and Tanzania by Lanjouw et al. (2001) and Mandere and Anderberg (2010). 

5.4.5 Agency 

As mentioned, our regression model, in the first place, appraises the role of 

livelihood assets as determinants of income after land loss, and is less focused 

on context or the agency of people affected. Nevertheless, the choice of livelihood 

strategy is included in the model. The results show, as expected, that there is a 

relationship between livelihood strategy choice and income. The coefficient is 
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statistically significant at the 1% or 5% level. The ways in which households have 

coped with land loss and urban growth have a strong and positive linear 

correlation with income levels of the household. Altogether, the results confirm 

that both the move into wage work and the pursuit of diversified livelihoods, 

combined with different livelihood capitals, tend to achieve higher income levels. 

This regression result is consistent with the findings by Do (2006), Nguyen et al. 

(2011), and Tran et al. (2013) in the peri-urban areas of Ha Noi and Ho Chi Minh 

City. 

5.5 Conclusions and policy implications 

This chapter used a multiple regression model to investigate the factors affecting 

household income after land loss in the peri-urban areas of Hue, central 

Vietnam. First, the regression analysis showed that the demographic factor 

(household size) is a fundamental influence on household income. It appeared 

to be the largest positive determinant of post-land loss income. This shows the 

importance for household income of human capital – in terms of quantity (the 

number of able-bodied household members of working age), but also of the 

quality of human capital (education, skills, and experience). Household size is 

not a suitable issue for policy, but these findings highlight the importance of 

investing in education and (vocational) skill training for household members 

affected by land loss as well as increasing access to higher education for children 

in enabling alternative sources of income.  

The study also indicated that household income is positively linked to 

livelihood strategy choices that households have pursued after land loss. In 

practice, the dynamics of livelihood strategies and their outcomes are firstly 

dependent on the capacity of households, i.e. demographic factors and livelihood 

assets. On the other hand, the choices for livelihood strategies are influenced by 

institutions and policies, as well as opportunities that arise in their local context, 

such as job opportunities from economic development. This suggests that, 

besides investment in human capital, the intervention of local authorities should 

envisage  institutional improvements (investment procedures, access to credit, 

information, technology and markets) to promote the development of business 

enterprises, particularly small and medium enterprises (SMEs), and 

infrastructure development to make the resulting job opportunities accessible 

for residents in the urban fringe. In doing so, this process may create livelihood 

opportunities for the engagement of peri-urban populations in high income and 

productive activities. 
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The most important finding from our study is that the effectiveness of 

the compensation and support methods in livelihood reconstruction is very 

limited. The regression model showed that the financial compensation and 

support packages do not appear to be strong determinants of household income 

after losing land. This implies a failure of the current compensation programs in 

the process of compulsory land acquisition for urban development. The main 

reasons for this lack of effectiveness are unsurprising; one reason is the 

authoritarian approach applied by the Vietnamese government in the valuation 

of land in case of compulsory acquisition. This approach does not allow for the 

participation of the affected people or of independent agencies in the decision-

making process. As a result, land prices in the compensation framework are 

often low, far lower than market values. In many cases, the amount of 

compensation paid is not enough to rent alternative parcels. Moreover, the 

existing policy of compensation and support is too focused on a financial 

transaction without much attention for the real objective, which is assisting 

people to reconstruct their livelihood to at least the level they had before land 

loss. This requires more consultation and training programs from government 

organizations, investors, and other agencies. As it is, people often do not see how 

the (modest) amounts of compensation money can be effectively used to secure 

new livelihood sources, and are therefore tempted to invest these mostly in 

physical assets (housing improvements and furniture) that are less relevant for 

the purpose of livelihood reconstruction (see Chapter 4). 

To strengthen the effectiveness of the compensation programs as well as 

to protect the rights of people whose land is to be acquired, a more suitable 

approach to compensation should be considered by the central government. In 

this study, we propose two possible compensation models, based on either the 

market value or the replacement cost. With respect to the market value model, 

the valuation of land values should be done by independent organizations, not 

by government agencies that may benefit from cheap acquisition of land that can 

subsequently be allocated to investors at much higher rates. Compensation 

packages should consist of payment for the land lost per se, for buildings and 

other improvements realized on the land acquired, for the reduction in value of 

any land retained as a result of acquisition, and for any disturbances or other 

losses to the livelihoods of people caused by the acquisition (FAO, 2008). Under 

such conditions, when full compensation at market prices is given, enabling 

people to acquire alternative assets, the responsibility for livelihood 

reconstruction including gaining skills training and other issues can be placed 
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on the shoulders of the affected people, releasing local authorities and those who 

use the appropriated land (investors) from further obligations.  

In the case of the replacement cost model, besides the general principles 

indicated, we recommend that the assessment of land value should be done 

jointly by the acquiring organizations, independent agencies, and 

representatives of the affected people. This is to guarantee a transparency and 

equity of the process, the results of which should be announced to the affected 

population. Moreover, the local authorities and investors should assume 

responsibility for the livelihood reconstruction of the people involved. This 

implies that both consultation processes and programs enabling access to 

alternative livelihood sources should be planned and implemented. Importantly, 

differences among land-losing households in capacity to adapt to the new 

conditions (particularly the elderly, widowed, and physically challenged) should 

be taken into consideration by the acquiring agencies. This may significantly 

contribute to limiting the vulnerability of these households.  

Because of the complexity of livelihood reconstruction, the problem of 

land acquisition and compensation methods cannot be resolved overnight. But 

we believe that a more equitable compensation method, and an approach 

emphasizing the social responsibilities of various actors benefitting from land 

acquisition, may prove more effective.  
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6 | Farmers’ reactions to land loss23 

 

 

 

6.1 Introduction  

Economic development and population growth require space to accommodate 

housing, businesses, services, infrastructure, and other facilities. An early step 

in the process of providing such facilities is the acquisition of appropriate land 

(FAO, 2008). In order to procure land, when and where needed, governments 

often use the mechanism of compulsory land acquisition. Thisx process may 

ultimately bring benefits to society, but is disruptive to the people forced to 

surrender their land; it displaces families from their homes and farmers from 

their fields and income sources. If compulsory acquisition is satisfactorily 

carried out by the government, people are moved to equivalent situations/lands, 

while at the same time the intended benefits are still provided to society. If, on 

the other hand, compulsory acquisition is poorly executed, it may leave people 

landless, with unequitable compensation, and with no way of earning a 

livelihood. Not surprisingly, compulsory land acquisitions are often contested 

and frequently meet with popular resistance in countless parts of the world, as 

indicated by many studies (Walker, 2008; Visser and Mamonova, 2011; 

Mamonova, 2012; Schneider, 2011; Han and Vu, 2008). When faced with the 

prospect of losing land, reactions from individuals vary greatly and range from 

covert everyday resistance to overt mass social movements, in order to defend 

their interests.  

In Vietnam, compulsory land acquisition is now used by the government 

as a policy instrument to convert massive amounts of land for infrastructure 

development, urbanization, and industrialization. It has been estimated that 

nearly 1 million hectares of agricultural land were transformed for non-

agricultural activities between 2001 and 2010 (World Bank, 2011). The 

compensation for loss is based on the socialist approach, in which the state plays 

a dominant role in the decision-making process, and largely ignores the market 

                                                 
23 This chapter was submitted as Nguyen Quang Phuc, A.C.M. (Guus) van Westen, and Annelies Zoomers. 

Resistance or Acceptance? Farmers’ reactions to compulsory land acquisition in Hue’s peri-urban areas, Central 

Vietnam. Journal of Rural Studies. 
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mechanism in determining value. The pricing framework set annually by the 

provincial governments is always lower than the market value (Le, 2007; Bui, 

2009; Tran et al., 2014, Wit, 2011; Nguyen, 2014; Han and Vu, 2008; Pham et 

al., 2014a). One of the consequences of compulsory land acquisition is social 

tension and resistance by the affected people (Han and Vu, 2008; Labbé, 2011). 

At the national level, 70% of the nearly 700,000 petitions sent to the authorities 

between 2008 and 2011 related to land deals (Thanh tra Chinh phu, 2012; Le 

Kien, 2012). More serious protests, such as mass demonstrations and violence, 

have taken place in the largest cities. For instance, on the outskirts of Hanoi, Tho 

Da villagers resorted to violence to press for higher compensation (Han and Vu, 

2008). In Hung Yen, a province in the Red River Delta, hundreds of people in 

the Van Giang District, having lost their land to the Eco-Park24 new urban 

project, organized mass demonstrations in Hanoi and Hung Yen (Doan Trang, 

2012). Thousands of households affected by the Thu Thiem Peninsula Project in 

Ho Chi Minh City refused the compensation offered, as it was far below the 

speculative market price (Hoai Thu, 2009).  

The above information suggests that resistance to land acquisition has 

taken place in many parts of the country, especially in the largest cities. This has 

become a hot topic attracting special concern, not only from the administrators 

involved, but also from the media and politicians at large. The academic research 

concentrates mainly on  the impact of land acquisition for urbanization on the 

livelihoods of the affected people (Tran et al., 2014; Wit, 2011; Le, 2007; 

DiGregorio, 2011), while little attention is given to the resistance of people faced 

with the loss of land. In addition, very little attention has been given to the 

medium-sized cities, where thousands of people have lost land to urban 

expansion in recent years. This gap in the current land acquisition debate has 

motivated us to conduct a study on Hue City located in Central Vietnam, to 

answer the following questions: first, how do farmers react when confronted 

with compulsory land acquisition? Second, have these reactions resulted in 

changes in the decisions of the local governments? The data in this chapter is 

                                                 
24 Eco-park was an urban project invested in by the Viet Hung Joint Stock Company in 2004 in Hung Yen 

province in the Red River Delta. The total area of the project was proximately 500 hectares (100 percent is 

farmland). There were 4,876 households affected by land loss. In Xuan Quang commune, 166 affected 

households initially refused to be compensated because of the low compensation rates (Doan Trang, 2012). There 

were at least 4 mass demonstrations with hundreds of people between 2006 and 2012 (BBC, 2006; AFP, 2009; 

RFA, 2011; Doan Trang, 2012). The consequence of these demonstrations was an increase in the compensation 

rates for people affected by the Eco-park. A similar consequence of social movements was also found in the cases 

of Tho Da Village (Hanoi) and the Thu Thiem project (Ho Chi Minh City). 
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gathered through secondary sources: newspapers, academic and statistical 

publications, legal documents, and unpublished documents. In addition, 

specifics on farmers’ reactions to land loss are primary data gathered through 

key informant interviews with 10 people who had specialized knowledge on the 

identified issues, or who were responsible for, or affected, by land acquisition. 

 This chapter proceeds as follows: after a short review of the literature on 

the resistance of farmers, we will outline the main reasons for increasing social 

tensions and reaction to land acquisition, followed by an analysis of the forms 

and outcomes of farmers’ reactions, and a discussion of the main findings. The 

last section offers conclusions and draws lessons learned from the case of 

farmers’ reactions to land acquisition in Hue. 

6.2 Farmers’ resistance: A literature review 

The term resistance refers to power relations (Foucault, 1972; Scott, 1985, 1990), 

inequity, and social change (Polanyi, 2001; Savage, 1987); it describes ‘a wide 

variety of actions and behaviors at all levels of human social life (e.g., individual, 

collective, and institutional) and in a number of different settings, including 

political systems, entertainment, and literature’ (Hollander and Einwohner, 

2004: 534). Resistance has always been carried out by aggrieved group(s) 

against perceived injustice, influenced by the vagaries of regional, national, and 

international politics. Sometimes, resistance can be a response to the activities 

of non-state actors, such as multinational organizations (McAllister, 2012). 

Our literature review shows that resistance usually refers to organized, 

large-scale movements that pose a threat to the state. However, Scott (1985, 

1990) found that villagers in Malaysia used everyday methods of resistance, such 

as spreading malicious rumors, pilfering, and exaggerating claims, to counter the 

actions of the elites. Although these methods are characterized by minimal 

planning and are less direct and confrontational, Scott (1985) argues they still 

qualify as forms of resistance. These forms are presented as ‘weapons of the 

weak’, and their intent is more important than their outcomes. The reason, as 

explained by Scott (1985), is that the subordinate classes have few opportunities 

to undertake the forms of organized and open resistance as they risk violent or 

otherwise debilitating reprisals from their oppressors. 

The concept of everyday resistance advanced by Scott (1985) has since 

been applied in the study of the political economy of peasants in many parts of 

the world. Peluso (1992) used the concept in the case of Java in Indonesia to 
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illustrate the behavior of the Samin movement. According to her, the Saminists 

personalized the issue with the official representatives of the Forest Service. They 

‘refused’ to speak to the foresters, or to any officials. They saw the forest officials 

as obstructions to their inherent right to forest wood and forest land. Some 

villagers would ‘lay down’ on their land and cry out ‘Kanggo’ or ‘I own it’. In the 

Philippines, Kerkvliet (1990) stated that villagers discussed, among themselves, 

various government policies and programs and the legitimacy or illegitimacy of 

the entire Marcos regime. They also debated access to land, grain, wages, and 

credit; how employers treated workers, and about other issues related to the 

control, allocation, and use of important resources. These are recognized 

political issues that permeate everyday village life (Kerkvliet, 1990). In a similar 

vein, Kerkvliet (2005) pointed out that Vietnamese farmers used ‘everyday forms 

of resistance’ to express their attitude to the collective farming cooperatives 

during the 1950s-1980s. They often ‘cut corners’, doing things that did not 

comply with what authorities expected of them. In addition, unless a work team, 

assigned to fertilize planted fields, was closely supervised, they sometimes did 

the work sloppily to complete the task quickly and easily, rather than taking the 

job seriously. Whether they worked diligently or not, the farmers reasoned, they 

received the same number of work points, so they took the easy way out. 

Consequently, collective properties – such as land, work animals, and tools – 

were not well cared for, and yields amounted to less than what the country 

needed within the context of war requirements and rapid population growth. 

Kerkvliet (2005, 2009) concluded that everyday resistance without social 

upheaval, without violence, without a change in government, and even without 

significant organized opposition, nonetheless contributed to authorities 

rethinking cooperative programs and land policy. A new agrarian reform 

program of decollectivization was promulgated in the 1980s and 1990s. A similar 

effect was also found in communist governments in Laos, China, Eastern 

European countries, and in the Soviet Union (Kerkvliet, 2009). 

Despite the characteristics of being quiet and rarely organized or direct, 

Scott (1985) argues that everyday resistance is the foundation for large-scale 

change by constantly foiling policies. It can lead to open and confrontational 

forms of resistance (Kerkvliet, 2009). Accordingly, farmers’ disaffection may be 

written down or expressed through open protests and organized petitioning. 

Open defiance by some villagers may encourage others within a village to take 

action (Schneider, 2011). However, certain transformation conditions need to be 

met for this to actually take place. This, firstly, comprises of political 
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circumstances that allow farmers and disadvantaged individuals to express their 

opinions. For instance, in Vietnam, various laws and regulations have been 

promulgated encouraging social organizations and citizens to participate in 

formulating, implementing, and monitoring policies at the local level. The 2013 

Revised Land Law stipulates that ‘land users have the right to lodge complaints 

about an administrative decision or administrative acts during administration of 

land (Article 138). The principle ‘people know, people discuss, people do and 

people check’ is also mentioned in the Grassroots Democracy Decree No. 

34/2007 (Phap Lenh so 34, 2007). In addition, the role of civil society 

organizations25 in contested arenas and development activities has been 

addressed in the current regulations, including: Decree 12/2012/ND-CP and 

Decision 650/QD-TTg/200626. The second condition is the emergence of 

individual leaders and groups (e.g., civil social organizations) able to band 

villagers together in order to mold their actions and behaviors into powerful 

entities (Kerkvliet, 2009). 

These conditions, as argued by Scott (1985) and Kerkvliet (2005, 2009) 

have changed the forms of farmers’ reactions to move from hidden to open forms 

of resistance (Schneider, 2011). In China, for instance, people affected by land 

loss to urbanization expressed their discontent through open forms of protest. 

These include petitions sent to local authorities, face-to-face meetings with 

officials, protests in front of local government offices, occupation of government 

buildings, and taking officials hostage (Walker, 2008). Similar activities have 

taken place in Vietnam in recent years (Han and Vu, 2008; Le Kien, 2012; Doan 

Trang, 2012; Thanh tra Chinh phu, 2012; Hoai Thu, 2009). In Ukraine and 

Russia, Visser and Mamonova (2011) showed how the grassroots social 

movements taking place in the mid-2000s to defend the land rights of peasants 

often related to inequity in large-scale land acquisitions. However, collective 

forms of protest occur less often and remain weak, in spite of the more activist 

roles of civil society organizations (Visser and Mamonova, 2011; and Mamonova, 

2012). This was also seen in the case of Cambodia by Schneider (2011); she stated 

that although open resistance to land loss is emerging, the everyday forms of 

                                                 
25 According to Bui (2013), approximately 1000 Vietnamese non-government organizations and over 950 

international non-governmental organizations exist in Vietnam, which focus on education, health promotion, 

community development, consultancy, and poverty reduction.  
26 Decree 12/2012/ND-CP stipulates a cooperation mechanism between International Non-Government 

Organizations (INGOs) and government organizations. Decision 650/QD-TTg/2006 of the Prime Minister has 

given more rights to Vietnamese Non-Government Organizations (VNGOs) to be autonomous and self-

organized, and to participate in the monitoring of development projects of the local government (Pham, 2014).  
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resistance (e.g., hidden resistance) are the most common in rural societies and 

that the integration of local social movements into transnational agrarian 

movements would be relatively difficult to realize in Cambodia due to the 

oppression of the state and other powerful actors.  

The review of literature shows that the control, allocation, and use of 

natural resources – particularly land – are vital concerns of farmers and other 

villagers. To protect land rights, farmers have used various forms of resistance, 

from everyday forms of resistance to demonstrations and the use of violence. 

However, the extent and consequences of resistance to land issues may be 

affected by factors such as social structure27 (e.g., class structure, institutions, 

social networks) and the socio-economic conditions in which farmers live 

(Savage, 1987). In this chapter, we analyze how farmers reacted against 

compulsory land acquisition for urban expansion in the medium-sized city of 

Hue. Next, we examine whether these reactions have brought about benefits for 

farmers, or have influenced the decision- making process of government. 

In a previous chapter (see Chapter 3), we stated that almost all 

households surveyed are unsatisfied with the way the compulsory land 

acquisition process is conducted. This, in practice, leads to social tension as well 

as creating a variety of reactions from the farmers vis a vis various actors 

benefiting from land acquisition. Before elaborating upon this point, we need to 

find out the main reasons farmers are unhappy with land acquisition. 

6.3 Reasons for increasing social tensions and reaction 

Based on the analysis of secondary data and interviews with key informants, this 

study found four fundamental reasons prompting the affected farmers to react 

to land acquisition. The following paragraphs deal with each, in turn. 

The use of the concept of ‘public interest’ for justifying the taking of land 

and the unfairness of the two-price system on land: In theory, the state-party 

has the right to compulsorily acquire land from current land users for 

development processes. In this case, government agencies justify the 

intervention by invoking the public interest and economic development 

                                                 
27 According to Savage (1987), social structure at the macro scale, refers to the system of socio-economic 

stratification (e.g., class structure), social institutions, or social relations between large social groups. On the 

mesa scale, it refers to the structure of social network ties between individuals or organizations. On the micro 

scale, it refers to the way norms shape the behavior of actors within the social system.  
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purposes (e.g., construction of public infrastructure, commercial centers, new 

urban areas, and resettlement areas). Accordingly, all land acquisition projects 

implemented in Hue’s peri-urban zones relate to public interest. This argument 

is advanced by local governments who state that these projects deliver benefits 

to the majority of the population.  

Contrary to the government’s point of view, the majority of respondents 

question whether or not taking land can be justified as serving the public 

interest. In addition, many farmers also raise a question on whether or not the 

pricing framework, based on the two-price system of land, is fair. They argue that 

taking land does not serve the public at large, but rather the interests of investors 

and businesses. Moreover, the two-price system of land is unfair. The argument 

is that when the government transfers low-value agricultural land for high-value 

residential and commercial development, the investors obtain a massive profit 

from the increase in land prices. In fact, after being allocated land by the State, 

investors are often relatively free to decide on land prices. Accordingly, land 

transactions between investors and buyers follow market principles, not the land 

– price framework. Conversely, the affected people are not satisfactorily 

compensated as they do not share in the increase in land values. 

Table 6.1: Increase in land prices following the completion of projects 

Projects Compensation 

price  

(VND/m2) 

Years Market price  

(VND 

million/m2) 

Increase 

level  

(%) 

An Van Duong 19,000 2005 2–2.2 105-115 

Huong So Resettlement  38,000 2009 3–3.6 79-95 

Dong Nam Thuy An 1,250 2004 7.5–8.3 6,000-6,640 

My Thuong Town 21,000 2007 5.5–7.4 262-353 

Source: Thua Thien Hue – People Committee, 2012; Nguyen et al., 2014.  

Lack of transparency and participation of affected people in land 

acquisition process: Most of the land acquisition procedures were directly 

conducted by the BCSR, covering both the compensation plan and the 

resettlement arrangements. An alliance could be observed between local 

governments and private investors in land on the other, and was often associated 

with low compensation rates. This is explained by the fact that investors needed 

land clearance as soon as possible, while local governments needed 

infrastructure improvement and extra revenue from land use taxes. As for the 

people losing land rights through conversion, our research data show that their 
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participation in the process was relatively passive and limited (Nguyen et al., 

2014). They did not have the right to negotiate with the BCSR about the 

compensation rates, nor did they gain access to additional support for training 

or bridging job changes. For the elderly, widowed or disabled, their ability to 

participate was even more limited. 

Inequalities in the compensation rates between spaces and times: 

Nearly 93 percent of households surveyed contended that the compensation paid 

was unequitable and unfair by land users due to the inconsistency across 

projects, administrative boundaries, and over different time periods. For 

example, one square meter of farm land in Xuan Phu Ward (Hue City) was 

compensated with 41,000 VND in 2010, while in Thuy Van Commune (Huong 

Thuy District) – a neighboring locality of Xuan Phu, the rate was only 19,000 

VND per square meter. Even when projects are located in the same locality, 

compensation also differs for households who lost land in different time periods. 

In Thuy Duong, one square meter of farmland was compensated at 1,250 VND 

in 2004, but ten years later yielded 11 million VND per square meter. Thus, some 

households received compensation amounting to tens of millions of VND, while 

others had to accept a much lower amount, depending on the timing of land 

conversion.  

The failure in livelihood reconstruction of a limited number of 

households: The goal of the compensation policy is to restore the livelihoods of 

the affected people, and when possible, to improve their living conditions. 

However, this study found that although most households have been able to 

successfully reconstruct their livelihoods, not all farmers have succeeded in 

finding suitable alternatives. Those without strong adaptation mechanisms to 

urban growth suffer more serious consequences to land loss. Nearly 80 percent 

of the elderly, widowed, and physically challenged people have indicated that 

their income has decreased considerably after land loss – either because of the 

decrease in land available for rice cultivation, or because they were not able to 

access alternative employment opportunities derived from the growth of the 

urban economy. They are the victims of the urban expansion process with little 

land to farm, and without special skills to compete in the urban job markets. This 

implies that land acquisition with unequitable compensation makes this group 

more vulnerable in peri-urban societies.  

Among the reasons discussed above, the inequality in compensation for 

the losses, particularly the way it is determined and allocated, appears to be the 
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key reason for social tension triggering reactions from the local people. In the 

next section, we will investigate the types of reactions that farmers in Hue’s peri-

urban areas use in response to land loss, as well as analyze their outcomes.  

6.4 Forms and outcomes of farmers’ reactions to land loss 

In the literature on peasants’ resistance to protect land rights, various modes of 

resistance, from hidden to open, have been identified. Looking at how farmers 

in the studied villages reacted to land loss, we observed three basic forms: (1) 

hidden reaction; (2) open individual reaction; (3) open collective reaction.  

Table 6.2: The reaction forms to land acquisition  

Forms  Types Description 

Hidden reaction by 

individuals 

Complaints 

Exploiting extra 

benefit 

 

Acceptance of land loss but complaining.  

Acceptance of land loss, but trying to 

increase compensation benefits through 

‘wrong declaration’ or ‘delay in receiving 

compensation money’. 

Open reaction 

by individuals  

Petitions 

 

 

 

Face-to-

face 

questioning 

Some farmers write petitions to the local 

authorities, claiming that compensation 

or/and resettlement arrangements are 

inadequate. 

Some people challenge local leaders and 

administrators at meetings, asking critical 

questions on land acquisition.  This is 

mostly done by those who have a good 

educational background or access to 

relevant information. 

Open reaction 

by means of 

collective 

action 

Petitions Affected farmers, not accepting the land 

acquisition decisions, organize meetings 

and write collective petitions to local 

government. 

Among these forms of reaction, the hidden ones (e.g., complaints within 

private settings) took place more frequently than the remaining types of 

reactions. Interestingly, excepting the petitions prepared by collective actions, 

most types of reaction are more concerned with individual loss and gain than 
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with benefits for the whole community. We now need to take a closer look at the 

main characteristics of three forms of farmers’ reactions. 

6.4.1 Hidden reaction by individuals 

The interviews indicated that farmers have used two types of hidden reaction 

(everyday forms of resistance) to express their views on land loss. Firstly, they 

may in fact accept land loss but complain among peers.  We found that this type 

of reaction was a common response of almost all farmers affected and a normal 

feature of everyday village life. Villagers complained about whatever bothered 

them to their friends, neighbors, or relatives at spontaneous meetings and other 

gatherings. The complaints only become more vivid when the land-use planning, 

as well as the plan of compensation and resettlement, was announced. The 

complaints were also voiced again when asked about their assessments of the 

land acquisition process. This raises the question as to whether this form of 

reaction has affected the land acquisition policy, or just served as an outlet for 

farmers to vent. 

With respect to the main reason for complaints, the interviews showed 

that the inequality in compensation and the lack of participation in the decision-

making processes have become contentious issues among farmers. Mrs. Q, from 

the commune of Thuy Duong complains:  

‘I am seventy-nine years old and live alone. I am not strong enough to go to the 

communal people’s committee to get land acquisition information. I only know 

summary information provided by Mr. B – one of her neighbors – that my family will 

lose 1,000 square meters of farmland for a new urban area to be built – Dong Nam 

Thuy An. However, I do not know anything about compensation rates and how to get 

it. The local authorities also do not invite me to attend the meetings.’28  

Acceptance of land loss, while at the same time trying to extract extra 

benefits from compensation programs, is the second form of hidden reaction. 

This type includes ‘false declaration’ (khai báo sai) and ‘delaying reception of 

compensation money’ (trì hoãn nhận tiền đền bù). Neither occurred often in 

practice, nor only a limited number of farmers participated in this type of 

reaction. Here, the question arises as to whether ‘false declaration’ and ‘delay’ 

bring long-term benefits to the community?  

                                                 
28 Interview was conducted in Hamlet 1, Thuy Duong Commune, Huong Thuy District, Thua Thien Hue Province. 

15 November 2012. 



137 

 

Looking at these reactions in practice, we found that false declaration29 

takes place when the BCSR asks farmers to fill in survey questionnaires to 

declare information related to land loss area and assets on land. This kind of 

reaction did not occur in Thuy Duong or Phu Thuong where only agricultural 

land (land use rights and rice crops) was lost. Conversely, it occurred in Thuy 

Van and Huong So where both agricultural land and other physical assets were 

dispossessed in particular graves and tombs (mồ mả). The main reasons why 

false declarations appeared in Thuy Van and Huong So was (1) that one grave 

(mộ thật) was compensated with 1.6 million VND which is equivalent to 84.2 

times the compensation rate for one square meter of agricultural land; (2) that 

local governments did not actually know the number of graves and tombs 

belonging to each family; and (3) that the BCSR is not likely to excavate and 

check the graves, as this would be offensive to local beliefs and customs. Mr. D, 

from the Thuy Van Communist Party, describes what took place in his locality:  

‘One new road connecting Pham Van Dong with the Tu Duc – Thuan An Road was 

constructed in Thuy Van in 2013. Thirty-eight households had to move ‘mồ mả’ (real 

graves) from the local burial-ground to other places. According to the current land 

law, graves are recognized as land-related assets. Therefore, affected people have to 

declare them to local authorities when they are displaced by the land acquisition 

process. At this stage, some villagers sneak into the local burial-ground (nghĩa địa) 

at night to make fake graves (mộ giả), hoping to get more compensation money. 

Consequently, the declaration of villagers in the survey questionnaires is rather 

different from the real number of graves they own. Mr. Tung, the director of the 

Center for Land Fund Development30 of Huong Thuy District said at a meeting that: 

‘I cannot imagine! Graves in this locality spring up like mushrooms. More than forty 

persons die each night.’ However, the local authorities did not find a suitable 

solution. Therefore, the BCSR agreed to compensate the ‘fake graves’ created by 

villagers.’31 

The delaying reception of compensation money only took place in Thuy 

Duong and Thuy Van Commune, Huong Thuy District. The main reason for this 

                                                 
29 The BCSR conducted surveys on land size and assets on land. Farmers were required to declare how much land 

was acquired, as well as to make a statement about their assets on land such as rice, vegetable, trees, houses, etc. 

These documents were then sent to the People’s Committee at the commune level and the BCSR for review. The 

BCSR prepared an overall compensation plan based on the results of the surveys (Land Law, 2003). 
30 The Center for Land Fund Development is established at two levels: province and city/district. It is an 

important member of BCSR in preparing compensation and resettlement plans. It has responsibilities in 

controlling planed land areas for development projects and in introducing planned areas for investors. 
31 Interview was conducted in the office of Thuy Van people committee, Huong Thuy District, Thua Thien Hue 

Province.10 November 2013. 
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occurrence was due to the provincial compensation framework, which results in 

low compensation and was therefore being resisted. In many cases, the amount 

of compensation paid was not enough to buy an equivalent parcel of land in the 

same village (in the case of residential land), or not enough to buy the necessary 

food to sustain daily life (in the case of acquisition of agricultural land in Thuy 

Duong). Mr. H, from hamlet 1, Thuy Duong commune explains:  

‘In 2004, one square meter of farmland in Thuy Duong was compensated with 1,250 

VND. Some farmers complain that this is not enough to lease a similar area of land, 

or to buy a bowl of Hue’s beef noodle soup32 (tô bún bò Huế). Not agreeing with the 

compensation paid, fifteen households affected by land loss for the Dong Nam Thuy 

An project delayed reception of compensation money from the BCSR. Eager to 

overcome this constraint and push ahead with its project, the investor – Investment 

and Construction Joint Stock Company No. 8 (CIC8), a state-owned company, was 

very flexible in seeking solutions. CIC8 provided financial incentives and valuable 

‘gifts’ (TV, fridge, and electric fan) to land-losing households. In addition, community 

leaders such as heads of villages tend to ‘campaign’ in favor of land acquisition 

projects because local authorities receive one-fifth of the benefits from land 

conversion gained by the public sector. Thus, local authority spending and 

community projects, to some extent, depend on revenue from land acquisition. Only 

after receiving additional benefits from the investor, and under pressure from local 

leaders, did those who delayed the reception of compensation money finally agree 

with the compensation rate offered by local governments? Only then could the 

transaction be concluded and did the BCSR disburse compensation packages33.’  

In Thuy Van Commune, Mr. Q, of the communist party, told us an 

interesting story explaining why his villagers delay their compensation. 

‘In 2013, fifty-two households affected by an infrastructure project did not agree to 

move to the resettlement area. Although they accepted the land acquisition decisions, 

they delayed to get compensation packages from the BCSR due to two reasons: i) 

almost all people preferred to relocate within the old locality, Xuan Hoa Village, 

where they lived for many years, and enjoyed good relationships with their 

neighbors; ii) each household was allocated between 90 to 120 square meters to build 

new houses. This size, according to the villagers, is not enough for a new house and 

a vegetable garden, as they had before. Therefore, the people in question continue to 

wait for the provincial government to provide a suitable solution34.’ 

                                                 
32 In 2004, the price of Hue’s beef noodle soup is around 10,000 VND. 
33 Interview was conducted in hamlet 1, Thuy Duong Commune, Huong Thuy District, Thua Thien Hue Province. 

16 November 2013. 
34 Interview was conducted in the office of Thuy Van people committee, Huong Thuy District, Thua Thien Hue 

Province.10 July 2014. 
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6.4.2 Open individual reaction 

 A review of literature indicates that an increased number of petitions are being 

sent to the local authorities in recent years. It is rather difficult to obtain 

systematic information from the local authorities about the number or nature of 

such forms of popular reaction. The fact is that information related to ‘reaction’, 

‘petition’, ‘complaint’, or ‘resistance’ is often sensitive in the political system of 

Vietnam, in general and in Thua Thien Hue Province in particular. Therefore, we 

have to rely on various bits of scattered information. 

At the provincial level35, it is estimated that 3,500 petitions have been 

sent directly to different levels of government (from local to central levels) and 

the mass media in the period of 2008-2010 (Nguyen D.P., 2011). Some two-

thirds of these petitions concentrated on land issues: land disputes among 

households, disputes between family members regarding inheritance, 

compensation issues, and resettlement policy. Le (2011) claimed that the 

government agencies of Hue City36 received 1,080 petitions from people between 

2005 and 2009. Similar to the provincial scale, over 50 percent of the petitions 

related to land issues. However, more detailed information about farmers’ 

reactions to the land acquisition process was not found in the secondary data. In 

the villages studied, the local annual reports showed that 120 petitions had been 

sent to the local authorities between 2010 and 2013 by households. 

Approximately 15 percent of the petitions (18 petitions) deal with land disputes, 

compensation, and resettlement. On average, there were 5 petitions related to 

land issues sent annually to the local authorities in the period 2010-2013. This 

shows that open reactions through petitions were less likely than other forms of 

reactions to take place in the villages studied. 

Another type of open individual reaction is face-to-face questioning. This 

often occurs at meetings: (1) between the BCSR and households affected by land 

loss when they discuss the compensation plan; and (2) between people and 

people’s councils which are organized twice a year at the communal level (Tiếp 

xúc cử tri). These meetings are perceived as important forums for local people to 

                                                 
35 It was estimated that over 4,869 hectares of agricultural land had been converted into urban and industrial 

purposes (357 projects) between 2000 and 2010. In a two-year period alone (2008-2010), nearly 1,000 hectares 

were acquired for development projects. It was reported that this conversion has resulted in the loss of traditional 

employment of 13,393 farm households in both peri-urban and rural areas (calculated by authors from different 

reports of local authorities). 
36 Between 2005 and 2009, over 145 hectares of land were acquired in the public interest by the government of 

Hue City. There were 1,680 households affected by land acquisition (Le, 2011). 
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raise their concerns. However, face-to-face questioning is a rare practice in rural 

communities. Mr. H, a retired man in the commune of Phu Thuong who has 

participated in numerous meetings, explains this as follows: ‘people are often 

allowed to join the meetings but their role is relatively limited: attending and 

listening to announcements. A limited number of participants can raise 

questions. These questions mainly come from those who have a good educational 

background or access to relevant information.’37 Also, he gives an example, 

observed in his village in 2010:  

‘At a meeting between people and the communal people’s council in 2010, an angry 

retired primary school teacher stood up and raised his concerns that we (villagers) 

accept the decision to acquire land for urban development, but we are not satisfied 

with the benefit-sharing mechanism between the investors and affected people. The 

fact is that the villagers do not benefit from the My Thuong new urban area. The 

beneficiaries are the investors. They pay only 21,000 VND per square meter for 

farmland while it is being advertised in the media as construction land at the rate of 

5 million VND per square meter. This is not fair! Please explain to us whether land 

acquisition is for the public interest or for the sake of the companies. The state is 

taking land from the people (poor) to give to elite urban consumers and firms (rich). 

Is this in the public interest? I do not believe you!’  

With respect to the outcomes of open individual reactions, particularly 

petitions, Le (2011) stated that approximately 88 percent of the petitions 

received a reply, while nearly 12 percent of them were not answered by the 

government organizations in the period of 2005-2009. In the villages studied, 

the local reports and interviews indicate that around 20 percent of the petitions 

(mainly relating to low compensation and unsuitable resettlement policy) have 

not yet been answered by those responsible for the land acquisition process. This 

is not surprising; the compensation framework is annually fixed by the 

provincial government; therefore, local leaders may not be in a position to 

directly answer the petitions or questions raised in meetings. For a final answer, 

farmers and local authorities have to wait for decisions from the higher levels of 

government. For them, it remains to be seen when these decisions are made or 

petitions answered by higher levels of authority. This raises the question of 

whether the benefit of the people is really a key concern in making decisions on 

development activities. 

                                                 
37 The interview was conducted in Ngoc Anh Hamlet, Phu Thuong Commune, Phu Vang District, Thua Thien Hue 

province, on 10 March 2014. 



141 

 

6.4.3 Open reaction by collective actions 

This form seldom takes place in the peri-urban localities of Hue. We found only 

one example in the case of Xuan Hoa Hamlet (thôn Xuân Hoà), Thuy Van 

Commune, which was featured in the Vietnamese mass media in 2014 (VTV-

Hue, the newspapers of Cong An Nhan Dan, Thua Thien Hue, and Giao Thong 

Van Tai)38. As shown in the official documents and narratives, people in Xuan 

Hoa were forced to leave their farmland for a resettlement area without 

compensation. This caused a land dispute between farmers and local 

governments at both the district and communal levels. Mr. H, the head of the 

Xuan Hoa Hamlet, tells us39:   

‘Twenty years ago, nearly 2.4 hectares of farmland in Xuan Hoa Hamlet, Thuy Van 

Commune, Huong Thuy District was allocated to 97 farm households according to 

the 1993 Land Law (Nghi Dinh 64/CP). Each household member (over 18 years old) 

on average is awarded 65 m2. Since then, households have used this land for rice and 

vegetable cultivation. Due to different reasons (small parcel, each household is 

allocated two to three parcels, and parcels are situated in different zones), the 

communal people’s committee cannot request that the district people’s committee 

issue certificates of land use rights for households. In early 2014, the district 

government decided to recover the 2.4 hectares of agricultural land for resettlement 

of those affected by a new road connecting Pham Van Dong with the Tu Duc – Thuan 

An road. Unfortunately, the affected households cannot show any legal document 

related to land rights in order to ask for compensation from the state. Consequently, 

they do not qualify for compensation and are left empty-handed. Reacting to the 

decisions of local government, the people (of which Mr. H is a representative) 

organize meetings at the hamlet. They write collective petitions to the Thuy Van 

People’s Committee, to the Center for Land Fund Development of Huong Thuy 

District, and to the Huong Thuy Resources and Environment Department. The 

purpose of these petitions is to ask for compensation for the 97 affected households. 

To solve this problem, several meetings are organized in the hamlet with the 

participation of local governments, BCSR, and villagers. However, the meetings 

result in promises from local leaders to look for a suitable solution for compensation. 

The process of land acquisition continues, but compensation has not yet taken place.’ 

                                                 
38 See http://vtvhue.vn/tin-khu-vuc/201406/vuong-mac-thu-tuc-khien-gan-100-ho-dan-khong-duoc-den-bu-

du-an-495775/;http://www.cand.com.vn/News/PrintView.aspx?ID=232000; 

http://giaothongvantai.com.vn/ban-doc/201406/vu-dan-vay-cong-trinh-dang-thi-cong-tai-thua-thien-hue-

dan-buc-xuc-vi-cho-rang-chinh-quyen-that-hua-492575/ (Accessed on 20 August, 2014). 
39 Interview was conducted in Xuan Hoa Hamlet, Thuy Van Commune, Huong Thuy District, and Thua Thien 

Hue Province. 25 August 2014. 

http://vtvhue.vn/tin-khu-vuc/201406/vuong-mac-thu-tuc-khien-gan-100-ho-dan-khong-duoc-den-bu-du-an-495775/
http://vtvhue.vn/tin-khu-vuc/201406/vuong-mac-thu-tuc-khien-gan-100-ho-dan-khong-duoc-den-bu-du-an-495775/
http://www.cand.com.vn/News/PrintView.aspx?ID=232000
http://giaothongvantai.com.vn/ban-doc/201406/vu-dan-vay-cong-trinh-dang-thi-cong-tai-thua-thien-hue-dan-buc-xuc-vi-cho-rang-chinh-quyen-that-hua-492575/
http://giaothongvantai.com.vn/ban-doc/201406/vu-dan-vay-cong-trinh-dang-thi-cong-tai-thua-thien-hue-dan-buc-xuc-vi-cho-rang-chinh-quyen-that-hua-492575/
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Figure 6.1: The district government explains why compensation has not been 

not paid. Source: Giao Thong Van Tai Newspaper         

 

Figure 6.2: Farmers explain the origin of agricultural land. Source: Mr. H. 
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Box 6.1: Land loss without compensation: Disputes between farmers and local 

governments 

This box is the translation of an official document of Huong Thuy District (Figure 6.1) as 

well as petitions of farmers (Figure 6.2) into English. 

What do the farmers say? 

 ‘… On 21 January 2014, Mr. Hung as a representative of the farmers sends a petition to 

the local government organizations. The main point of the petition is to explain the origin 

of 2.4 hectares of agricultural land which were allocated to 97 households in 1993. It claims 

that the 2.4 hectares are agricultural land. Ninety-seven farm households are the current 

land users (which therefore is not under the authority of Thuy Van Commune). Therefore, 

the State should compensate farmers for the losses…’   

What do the government organizations say? 

‘…After receiving the petition of the villagers, the Resources and Environment Department 

of Huong Thuy appraises the origin of the 2.4 hectares of agricultural land in the Xuan Hoa 

Hamlet, Thuy Van Commune. Unfortunately, it is found, this land does not meet legal 

conditions for compensation as there is no certificate of land use rights. According to the 

documents kept at the district level, the local authority of Thuy Van Commune is the 

current land user, not the farm households. The area in question is labeled ‘five percent 

land’ (đất năm phần trăm) that is used by the local authority for public purposes (to 

organize social events or for local infrastructure systems). Based on item 4, article 5 in 

Decision 18/2011/QĐ-UBND of Thua Thien Hue Provincial People’s Committee 

(regulations of compensation, support and resettlement), the plot of 2.4 hectares is not 

compensated by the state...’    

What do the leaders of Thuy Van Commune say? 

‘They persist that nearly 2.4 hectares of farmland in Xuan Hoa Hamlet were allocated to 

97 farm households according to 1993 Land Law (Nghi Dinh 64/CP). The president of Thuy 

Van Commune suggests that a compensation package should be taken into consideration 

by the Huong Thuy District People’s Committee...’ (According to the Cong An Nhan Dan 

newspaper - the voice of the Vietnam Ministry of Public Security, issued on 23 May 2014). 

How do the farmers in Xuan Hoa Hamlet respond? 

‘… at the meeting on 22 May 2014, the farmers propose, through, a report that the 

implementation of a resettlement project on ‘their land’ should be paused to consider a 

compensation policy for project affected-households…’ 
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6.5 Discussion 

Several laws and policies in Vietnam (e.g., the 2013 Revised Land Law and the 

Grassroots Democracy Decree No. 34/2007) encourage the people to express 

their opinions and raise issues, particularly with respect to problems in the 

decision-making process of governments. However, the case of land acquisition 

in Hue’s peri-urban areas indicates that the reaction of farmers to land loss is 

rather weak and sporadic. It lacks a grassroots movement like the resistance by 

people affected by the Thu Thiem Peninsula Project in Ho Chi Minh City, or in 

Van Giang Commune in Hung Yen Province, or in Tho Da Village in peri-urban 

Ha Noi, all of which showed a strong movement of collective action in protecting 

land rights. To some extent, the resistance of people in the largest cities may be 

considered successful since the compensation frameworks of local governments 

where collective action took place have been positively adjusted; many farmers 

were paid higher compensation rates (Han and Vu, 2008; Le Kien, 2012; Doan 

Trang, 2012; Hoai Thu, 2009; AFP, 2011). 

The weakness of reactions to land loss in Hue City may be explained, 

first, by the factor of social control. Key informant interviews show that most 

farmers tend to avoid the risks and nuisances which can result from their 

reactions. In practice, farmers openly opposing land acquisition (or other 

decisions) may be viewed as ‘interfering actors’. In some cases, the local 

authorities even monitor a specific person’s daily life. Farmers carefully consider 

potential benefits and risks involved in action. They often whisper ‘do not fight 

against government organizations’, a notion widely held particularly in rural 

society. In addition, to seek broad support among affected households in land 

acquisition processes, the local authorities often attempt to convince farmers at 

meetings that party members, government officials, and people need to ‘sacrifice’ 

their own benefits in order to contribute to modernization goals. Obviously, the 

main purpose behind social control is to limit the incidence and extent of 

resistance against land loss. This, in practice, has significantly contributed to 

‘successful’ land acquisition.    

The second reason for the weakness of rural social movements relates to 

the capacity of opponents and the participation of key community members. 

Kerkvliet (2009) assumes that individual leadership in collective action always 

plays an important role in successfully influencing government policy. However, 

in the case of collective petitioning in Xuan Hoa Hamlet, no clear leaders 

emerged who were able to help farmers voice their discontent. Similar to other 



145 

 

farmers, the potential leaders likely avoided the risks or nuisances involved in 

resisting. Moreover, most reactions found in the studied villages have been 

raised by the elderly, who may have some difficulty understanding the laws and 

their rights. The reason, as we have shown previously, is that losing land affects 

the elderly more seriously than others. They lose their means of production. They 

lose a source of income. They lose a form of valuable property. More importantly, 

they lose a space of life where social relations are shaped, and where local 

customs are maintained. Conversely, young people, with higher education levels 

and good social networks, tend to abstain more often from responding to land 

losses. The fact is that most young people have not been involved in farming 

activities for many years. Most work in industrial zones or in other non-farm 

activities. Their life is not highly affected by the loss of farmland. They may regret 

losing land but are more likely to welcome the urban lifestyle taking root in their 

villages.    

Finally, the low level of resistance may partly be explained by the absence 

of civil society organizations (NGOs) in peri-urban land issues in Hue. Though 

we do not have evidence related to the involvement of NGOs in farmers’ 

resistance in the peri-urban zones of the largest cities of Vietnam, the success of 

anti-dam movements in Thua Thien Hue Province and other places suggests that 

NGOs play important roles in mobilizing social movements that successfully 

influence development policies (Pham, 2014). For instance, the Centre for Social 

Research and Development (CSRD) and the Consultative and Research Centre 

on Natural Resources Management (CORENARM) organized different activities 

that enhanced the responsiveness of local authorities in allocating land for 

people displaced by dam construction. They provided local people with training 

courses on negotiation skills and skills to raise their concerns in human rights 

(Ibid.). Meanwhile, NGOs, both Vietnamese and international, have not taken 

up the issue of farming families suffering from land loss for the development of 

housing, golf courses, and infrastructure projects on the fringe of Hue City. 

Although there were over 20 civil society organizations in Hue City in 2014 (see 

Annex 10), the role of mass organizations like the Farmer’s Union and Women’s 

Union were also very limited. There was no involvement of these organizations 

in defending farmers’ (their membership) interests in compulsory land 

acquisition. This raises questions about the mission and effectiveness of such 

mass organizations.  
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6.6 Conclusions     

The case of Hue City in Central Vietnam allows us to draw a few key conclusions 

about farmers’ responses to compulsory land acquisition. Firstly, the study 

shows that the acceptance of land loss is a common feature among the affected 

people. The fact is that hidden reactions were the most common form used by 

many farmers in expressing their attitude toward land acquisition. This trend is 

consistent with the findings found in other post-communist countries and in 

various post-Soviet countries, where power is controlled by a single party-state, 

where a process of institutional reform is happening, and where the role of rural 

associations is limited (Kerkvliet, 2009; Visser and Mamonova, 2011; 

Mamonova, 2012). In this sense, Scott (1985) rightfully noted that the everyday 

forms of resistance (e.g., hidden reaction in this study) are a prevalent form of 

expressing a villager’s disaffection in politically pressured environments. The 

main reason is simply due to avoidance of the risks of mobilization and 

resistance. Moreover, this form of reaction is often quite natural in everyday 

village life, where villagers can express their views amongst each other at any 

time. For those who want to seek safety first, the hidden reaction is a safe choice.  

However, hidden reactions from farmers did not have much effect on 

changing the decisions of local governments in Hue. Hidden reactions may just 

serve as an outlet for farmer to vent, and/or only bring immediate benefits for a 

limited number of farmers in a community, for instance, increase in 

compensation benefits through ‘false declaration’. In the wave of compulsory 

land acquisition for industrialization and urbanization in Vietnam, in which Hue 

is an example, we argue that hidden reactions may be no longer a ‘weapon of the 

weak’ for social demand-making. The existence of hidden reactions in everyday 

life is common-sense, reflecting social tensions from below. They cannot result 

in changes in the decisions of the local governments. This finding differs from 

conclusions offered by previous studies which showed that everyday forms of 

resistance of villagers in Vietnam, Laos, China, Thailand, and other countries 

influenced government policy (Kerkvliet, 2005, 2009; Stuart-Fox, 1996). As we 

might expect such movements, the open forms of reaction by individuals and 

groups did happen in the studied villages, however, these reactions, particularly 

collective action, were a rare occurrence; these reactions were not great enough 

to create a significant change in reality. In this sense, we argue that the 

compelling pressures for the change in the decision-making process will not 

come from hidden reactions or weak open reactions (as occurred in this study), 

but may come from stronger open resistance through collective petitions, 
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demonstrations, or even violent actions such as those which taken place recently 

in the largest cities of Vietnam. Regarding the reason for the weakness of the 

farmer’s movements in Hue’s peri-urban zones, this study indicates that strong 

social control, lack of the capacity of opponents and the participation of key 

community members, as well as the absence of supporting civil society 

organizations, all work against effective resistance. 

Whether hidden or open, the nature of farmer response implies a failure 

of the top-down approach of local governments in land acquisition processes. In 

order to improve the land management systems, local governments need to 

create mechanisms to facilitate direct participation of the communities and 

people affected by projects in all stages of land acquisition, such as the planning 

of land-use, compensation, support, and resettlement. This participation will 

recognize local people as stakeholders and give them a voice. Further, it will 

enable consensus to be reached more quickly, mitigate affected people’s 

complaints, and ensure a better relationship between the local governments and 

their citizens. In order to realize farmers’ effective participation in land 

governance decisions, a grassroots movement may actually be necessary. For 

this to emerge, our findings suggest that the active involvement of civil society 

organizations, particularly NGOs, in the decision-making process of land 

conversion in the fringe of Vietnamese cities could be a key step. NGOs can play 

an important role in monitoring local government policies and articulating social 

criticism. Moreover, rural social movements, effectively supported by NGOs, 

may bring about long-term benefits for society as a whole. 
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7 | Conclusions and discussion 

 

 

 

This study has attempted to provide a better understanding of land acquisition 

for urban expansion and its implications for equitable and sustainable 

development. Taking Hue City in Central Vietnam as an example, this research 

not only has provided an in-depth investigation of how land acquisition with 

compensation takes place, it provides a comprehensive analysis of the 

consequences of acquisition on the ground. In this final chapter, the aim is 

twofold: to discuss the research findings in the context of the debate on equitable 

and sustainable development and to show the necessity for further research and 

action. After a synthesis of the findings from the case of land acquisition for 

urban development in Hue’s peri-urban areas, attention is given to the 

discussion concerning the urgent changes required of current institutions as well 

as a critical analysis of the fundamental dynamics of these changes. The final 

reflections follow. 

7.1 Synthesis of findings 

This chapter first of all invites us to revisit the current land legislation of Vietnam 

which was built upon Karl Marx’s arguments on political economy. Marx 

proposed the principles of State ownership of land, while eliminating private 

ownership of land (World Bank, 2011a). Based on these principles, in Vietnam, 

all land belongs to ‘the entire people’ but is managed by the State. Households, 

communities and other entities (including, individuals, companies and 

organizations) to which the State allocates land only have ‘use rights’, as opposed 

to ‘ownership rights’ to that land. Such rights include the rights to exchange, 

transfer, inherit, lease or mortgage land, as well as to use land as a capital 

contribution (Land Law, 2003). In the case of agricultural land, the land use 

rights of households are extended to 50 years. At the same time, however, the 

State has the legal ability to acquire land, in a compulsory manner, from the 

current users for national and public interests, namely industrialization and 

urbanization. In theory, land acquisition will ultimately bring benefits to society 

because the land is used for improvements in infrastructure as well as better 

facilities necessary for development. This is an unavoidable phenomenon which 
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has taken place in many countries during economic development and population 

growth. It is also a legal action of the government because the process of land 

acquisition in Vietnam is based on the existing laws and regulations of the 

country. However, what happens today, as found in Hue’s peri-urban areas, is 

unbalanced and unfair.  

Looking at the outcomes, we can see that land acquisition for urban 

development is an unbalanced process between the benefits (gains) and the 

costs (losses). The chapters in this study show that to some extent, land 

acquisition for urban expansion significantly improves Hue’s infrastructure 

(such as through roads and housing). This process also creates a modern urban 

image which could promote the development of local tourism as well as attract 

domestic and foreign investments. However, if we look at the benefits and the 

costs from the perspective of the different stakeholders involved in the process 

of acquisition for urban expansion, we then recognize that some groups can be 

defined as gainers while others are losers. The local government, at three levels 

including commune, district/city, and province, are the first group of gainers. 

The margin that is created between the acquisition costs (which are often 

extremely low) and the prices paid by the investors significantly contribute to 

local revenue. In this sense, many local leaders have assumed that the ‘growth’ 

of local revenue (deriving in part from land acquisition) will make their localities 

more competitive locally or even regionally. The investors (or land speculators) 

who pocketed the largest share of the margin between nominal acquisition cost 

and market price sales are the second group of gainers. Finally, the last group to 

be part of the gainers are the individuals and households who take advantage of 

the opportunities (such as access to employment and information) that result 

from urban growth; these households are able to successfully reconstruct their 

livelihoods after land loss. This group also consists of those who benefit from the 

increase in land values through the sale of their residential land. 

At the same time, urban expansion creates losers as a result of high social 

costs40, of which the first is the conversion of hundreds of hectares of agricultural 

land, located at the fringes of the city, for urban uses. Having lost valuable rice 

land, the majority of households now have an increased dependency on the 

urban food market as they have been forced to transition from net food 

                                                 
40 According to Kapp (1963), while social cost is often a result of the production process of a business, is not taken 

into consideration in the action plan of the business. This generally is explained by the fact that business activities 

are mainly based on the principle of profit maximization that does not consider the probable negative 

consequences to the environment or society.  
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producers to net food consumers. In addition, despite the fact that livelihood 

reconstruction after land loss, as a result of Hue’s expanding local economy, is 

positive overall, many issues also are emerging which may challenge a farmer’s 

livelihood in the long-term. Chapter 4 shows that not all people have sufficient 

capacity to cope with and recover from the effects of urban expansion. For 

example, the elderly, the illiterate and the physically challenged are facing many 

more difficulties in their life. For them, land loss means the loss of a stable job 

and thus the loss of a stable income source. As such, they are recognized as the 

first victims of the urban expansion process. Moreover, although some people 

found jobs in the non-farm sectors, the stability of these jobs is relatively low as 

the positions are temporary. Moreover, as a result of the changes taking place in 

the labor market, in terms of the knowledge, skills, and age required, those 

affected by land acquisition face additional challenges. This raises the question 

of what will happen to this group over the coming years if they cannot meet the 

requirements of the labor market. As a result, they are also recognized to be the 

losers of urban expansion. Finally, compulsory land acquisition for urbanization 

is imposing hidden social costs on the affected population. These costs include 

the creation of social tensions, resistance, and the disappearance of rural 

identities. Obviously, when it comes to the respective policies in Vietnam and the 

resulting benefits and costs of land acquisition, there is a clear failure in terms 

of finding a balance between economic development and social sustainability. 

According to Schumann et al. (2010), the pursuit of economic development must 

not result in negative societal impacts. Moreover, equitable access to certain 

resources or assets should be maintained and the benefits of development should 

be shared among individuals in the society (Sen, 1981; Conway, 1987; UNDP, 

2000). As such, the outcomes in Hue are not consistent with these general 

principles of equitable and sustainable development. The failure of core 

development policies also should remind local governments that uncontrolled 

urbanization will lead to the continuance of rapid land acquisition, and this in 

turn, will continue to increase inequitable development. To some extent the 

imbalance between the gains and losses in land acquisition as I have shown, 

derives from a top-down approach in decision-making as well as a clash between 

current land legislation systems. 

From the participation perspective, we have witnessed that although 

there are three main actors involved in land acquisition, namely the local 

government, developers, and affected people, the level of participation between 

these actors is unfair. Chapter 3 shows that the local governments at the 
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provincial, district/city, and communal/ward levels usually play a dominant role 

in decision-making processes. Indeed, throughout all activities of land 

acquisition, from compensation and support policy to resettlement planning and 

the handling of various aspects of the affected households, the role of this local 

government actor is directly designed and conducted by the local governments 

themselves (of which the Board of Compensation, Support and Resettlement is 

the main representative). Moreover, in practice, these important activities often 

are implemented with the active assistance of investors who come from the 

private sector but also from the public sector such as the State-Owned 

Enterprises department and other government organizations. The outcome of 

this ‘growth coalition’ that has been forged between local governments, who have 

the right to take land from land users, and investors, who may bring the city a 

modern urban image through their investments, is the imposition of low 

compensation rates for the people who lost their land. I will return to this later. 

Contrary to the significant power and influence of local governments and 

investors, the farmers who lost their land are not part of the negotiation process. 

Although most were invited to attend a meeting organized by the Board of 

Compensation, Support and Resettlement, their participation only extends  to 

‘hearing’ announcements (why and when land acquisition will take place),  

‘confirming’ relevant information (such as the area of land lost and the types and 

amounts of assets on the land), and finally, ‘receiving’ compensation money. 

Moreover, the elderly, widowed, and physically challenged are not informed at 

all and are likely to be left out of the process of decision-making altogether. In 

some cases, while farmers have raised their concerns regarding the 

compensation methods, their voices have not been strong enough to influence 

the process. These facts show that the participatory approaches advised by 

UNDP (2000; 2014) and Korten (1984) as well as the principle of ‘free, prior and 

informed consent’ (FPIC) offered by the Forest Peoples Programme (FPP, 2007) 

are neglected during implementation. More interestingly, the principle ‘people 

know, people discuss, people do, and people check’ (Decree 34/2007), which is 

a popular political slogan of the Communist Party of Vietnam, is not fully 

implemented in practice. 

As the affected farmers are not placed at the core of the decision-making 

process, a critical question raised here concerns the role of the Vietnam Farmer 

Association (VFA), a legal entity of the Vietnam Fatherland Front (VFF) with 10 

million members (Nhan Dan newspaper, 2011). In principle, the VFA has the 

responsibility to protect membership rights and benefits. They also have rights 
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to fully participate in the implementation of socio-economic development 

policies through the so-called mechanism of ‘social supervision and criticism’41. 

However, in practice, the VFA are not allowed to attend meetings of the Board of 

Compensation, Support and Resettlement. Moreover, presence of the VFA at the 

local levels is very limited and passive. This implies that the existence of the VFA 

may be only a formality. The main reasons for this are not surprising. The VFA 

(alongside other Associations such as the Women and Youth Association) is 

tightly controlled by the party-state in terms of human and financial resources 

and action plan. Furthermore, not all leaders of the VFA, particularly at the 

district and communal levels, have enough capacity (particularly skills and 

knowledge) to fully understand the current laws and regulations, nor to 

recognize the complexity of the ‘game’ of land acquisition. 

Concerning land valuation, the research findings reveal that the pricing 

framework, based on the two-price system of land, is unfair. This brings us to 

the importance of inserting the land-price framework into the debate on land 

acquisition and delving into its consequences. As mentioned previously, in line 

with the socialist principles of the Vietnamese State, while land is the collective 

property of the people, it is representatively owned and managed by the State. 

When user rights are rescinded through land acquisition by the State, people can 

be compensated for the loss of land use rights and assets on land, but not for the 

land itself. Any anticipation of future land values is not included in the 

compensation schemes. In addition, all land-related activities between the State 

and the land users such as allocation, land acquisition, renting, and taxing are 

based on a land – price framework, which is issued by the provincial government 

annually on January 1st. The regulated price that is used as a basis for 

compensation has to be ‘close’ to the market price of land under normal 

conditions (Land Law, 2003). However, the problem still debated in land 

legislation is which market price - the price at the time of land acquisition or at 

the time of project completion. Kim (2011) pointed out that the law is ‘vague’ 

regarding how price framework is close enough to market price. As a result of 

the vagueness and incompleteness of regulation, the land price in the provincial 

framework can be set too low in comparison with the market price. In many 

                                                 
41 Social supervision (giám sát xã hội) is defined as the supervisory actions used to monitor the socio-economic 

policies of both the central and local governments. Social criticism (phản biện xã hội) refers to activities including 

providing critical feedback and policy recommendations on development policies (for more information, see 

http://www.mattran.org.vn/Home/GioithieuMT/gtc3.htm). 

 

http://www.mattran.org.vn/Home/GioithieuMT/gtc3.htm
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cases, the amount of compensation paid is not enough to rent alternative parcels 

or even to purchase food to meet daily needs. Here, an important question arises: 

why does the provincial government intentionally retain the compensation 

frameworks that are often lower than the market values? First, the provincial 

government is attempting to attract investment capital, especially from private 

investors, for economic development. If the speculative market price of land is 

applied, investment projects become more expensive - particularly those in the 

public interest such as residential and infrastructure projects. This may result 

either in an unattractive investment environment for private investors or prove 

overly burdensome for public finance. Second, local governments, from the 

provincial to communal levels, are also important from an investment 

perspective and therefore have an interest in keeping land prices modest for 

reduced compensation costs. 

At the same time, after being allocated land by the State, investors are 

often relatively free to decide on land prices. Accordingly, land transactions 

between investors and buyers follow market principles, not the land – price 

framework. Chapter 6 shows that although provincial compensation rates have 

increased every year, the rate of increase in land prices following the completion 

of a project is much, much higher. The two-price system, in other words the 

margin between nominal acquisition cost and market price sale, as mentioned 

earlier, has brought investors a huge profit. The investors have exploited this 

opportunity by applying for land allocation in order to undertake projects in the 

public interest. However, once allocated, these investors are then free to sell their 

increasingly valuable land use rights again, and at a profit with each transaction. 

These transactions, in practice, only benefit the developers and speculators, and 

not the original holders of the land use rights. As a farmer in Phu Thuong 

complained, ‘The State is taking land from the [poor] people to give to the elite 

urban consumers and firms.’ The clash between these two land pricing systems 

is the most significant driver of social tension and local resistance against land 

acquisition (see Chapter 6). Figure 7.1 illustrates the two-price system on land 

currently being applied in Vietnam.        
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 Based on the land-price framework 

 Based on the market price 

Figure 7.1: The illustration of the two-price system on land. Source: Truong, 

2011. 

As a logical consequence of the socialist principles for compensation, the 

effectiveness of the existing compensation programs in livelihood 

reconstruction is very limited. In addition to the compensation provided for the 

loss of land use rights and assets on land, the provincial government grants 

additional financial support for affected households, as needed, for life 

stabilization, occupational change, and vocational training. It is believed that the 

compensation package will make important contributions toward livelihood 

reconstruction, largely by improving livelihoods and standards of living, or at 

least by enabling those affected to attain similar livelihood levels in comparison 

to pre-dispossession. However, in practice, the effectiveness of the existing 

compensation program in livelihood reconstruction is very limited. Chapter 5 

shows that the financial compensation and support packages do not appear to be 
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strong determinants of household income after land loss. This implies a failure 

of the government compensation methods employed in the process of 

compulsory land acquisition for urban development. The main reasons for this 

lack of effectiveness are unsurprising. Along with the low compensation rates, 

the existing policy of compensation and support is too focused on a simple 

financial transaction without much attention for the real objective - to assist 

people with reconstructing their livelihoods to at least the level they had before 

land loss. As it stands now, people often do not see how the modest amounts of 

compensation money can be used effectively toward securing new livelihoods; 

affected households therefore are tempted mostly to invest compensation in 

physical assets (such as housing improvements and furniture) that are less 

relevant for the purpose of livelihood reconstruction. This fact indicates that 

while the amount of compensation always plays an important role in livelihood 

reconstruction, the ability of affected people to recognize available opportunities 

and so convert their compensation money into new income-generating activities 

is more important. As such, governments - at the national and local levels - 

should take into account the principles of equity and equivalence (FAO, 2008) 

as well as the responsibilities of relevant agencies and investors in land loss-

related problems. 

7.2 The way forward: together towards fair urbanization  

We have witnessed that unfairness in land acquisition for urban expansion in 

Hue’s peri-urban areas is leading to serious consequences: inequity in the 

distribution of benefits, social and economic marginalization, social tension, and 

the contestation against land acquisition. These consequences are creating huge 

challenges for local development in terms of equity and sustainability. Looking 

at the root cause of the problems, international organizations such as the World 

Bank and Asian Development Bank (ADB) asserted that these consequences can 

be explained by weak land governance. Therefore, much emphasis is placed on 

improving the policies, processes and institutions by which land, property and 

other natural resources are managed. This includes a range of approaches from 

improving the quality and efficiency of land-use planning (ADB, 2005), to 

innovation in the land valuation mechanism via the role of independent 

commissions (World Bank, 2011a), to establishing a one-price land system in 

Vietnam (Truong, 2011). In addition, special attention is also given to mandatory 

community consensus (with agreement of at least 70 percent of community 

members) in all cases of compulsory land acquisition for public interests (Oxfam, 
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2012). While policy initiatives are important and even necessary toward 

improving the land governance system as well as toward limiting the negative 

implications of land acquisition, this study argues that implementation of these 

policies in the current context of Vietnam may be not easy. Numerous difficulties 

are apparent in terms of finance and technology, as well as private and group 

interests and local revenue and investor benefits. Practice shows that attracting 

capital inflow for economic development, especially in the form of foreign direct 

investment, or FDI, is a top priority of both the central and local governments. 

To achieve this goal, local leaders often use the land-price framework and 

taxation instruments as fundamental policy enticements for investors. In 

addition, in many cases, the ‘growth’ of local revenue is often used by local 

leaders as clear examples to show-off their leadership abilities with government 

higher-ups.  

The case of land acquisition for urbanization in Hue’s fringe reveals that 

the problem now may not be a lack of rules, regulations or international 

guidelines. It is instead a lack of participation from multiple stakeholders in 

decision-making processes combined with the breach of responsibility on behalf 

of the decision-makers in policy implementation. This illustrates the need to first 

focus on practical implementation rather than on changing laws and regulations. 

Thus the fundamental question to be explored is how development activities 

related to urban expansion and compensation due to land loss should best be 

planned and implemented on the ground.  

Development can be inclusive only if all groups of people (particularly 

non-State actors including NGOs and affected people) contribute toward 

creating and participating in opportunities in the decision-making processes 

(UNDP, 2014). As shown in the first section, local authorities often use a top-

down approach where the political power of local leaders is at the core of the 

decision-making process. As a result, land acquisition for urban development 

plans are designed and decided by the provincial government and its agencies 

along with relevant ministry consultations. Meanwhile, there is limited 

involvement and discussion with other key stakeholders, such as civil social 

organizations, the media, and the general population, affected or not. In practice, 

the urbanization of peri-urban areas is not only of  practical interest to urban 

citizens, local governments, investors and land speculators, it also creates 

opportunities as well as challenges for the people living in the urbanizing villages 

-particularly for those whose land is acquired. Clearly, this is a close 

interpenetration process between the gains and losses of urbanization which 
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heavily impacts diverse individuals and organizations in society. Hence, 

urbanization and its processes may be fairer and more sustainable if both 

‘gainers’ and ‘losers’ effectively participate in decision-making and action, 

because participation is both a right and a means to a more sustainable 

development (UNDP, 2014). This reminds policymakers that the notion of fair 

urbanization really is necessary to reach consensus on the main agenda in 

development activities: how urbanization should take place, how much land 

should be dedicated to urban landscapes, and how to lessen the impacts and 

increase the development options of affected groups. Fair urbanization is a 

process which necessitates the improvement of communication and consensus 

amongst the various stakeholders. It also includes democratic processes, 

participation, transparency, access to relevant information and gender equality.   

Yet fair urbanization is not just about the effective participation of 

various actors in decision making; it also requires governments and investors to 

be responsive to the needs and expectations of people as well as to be responsible 

for their decisions and actions. This is important because a top-down approach 

in land acquisition for urbanization has gone hand in hand with a shirking of 

responsibility in many aspects of governance – both vertically, between local 

governmental organizations and the people, as well as horizontally, between 

local governments and investors. In the vertical direction, this study found that 

not much effort has been made in the areas of socio-economic assessments and 

risk analyses before urbanization was initiated in peri-urban areas. This leads to 

a compensation mechanism that is narrowly based on a financial lump sum (i.e., 

how much should we pay per square meter; to what extent should we support 

farm laborers), rather than on the adaptation capacity of affected people. I 

assume that a preliminary socio-economic survey is necessary to clearly identify 

social differentiation among the affected households (such as the varying 

abilities to cope with land loss and livelihood reconstruction) and people’s own 

initiatives (namely what they plan to do after land loss). The survey will help local 

governments in designing more practical compensation policies that are more 

consistent with people’s expectations. For example, for farmers who continue to 

engage in farming (in all or in part), the notion of selective compensation should 

be taken into account by the policymakers. This means that in addition to 

financial compensation, special attention is given to the policy of agricultural 

intensification, such as the introduction of new crops as well as access to 

farmland, markets, and (rural) credit. In addition, training programs and 

business and investment advice should be given to those who want to move away 
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from farming. In the horizontal direction, this study shows that no government 

organizations or investors take full responsibility for the consequences of land 

loss (post-land acquisition), which at the very least could be social support for 

vulnerable groups (including the elderly, poor, widowed, and physically 

challenged). Meanwhile, the investors often claim that their responsibility ended 

once they followed the current regulations and paid taxes on their land use 

rights, and once they provided additional support for the affected people as part 

of the financial compensation package. The lack of specific regulations about 

rights and responsibilities (on top of significant obligation avoidance by 

decision-makers) has led to a serious outcome: everybody’s business is nobody’s 

business – or cha chung không ai khóc in Vietnamese. The local government and 

investors often simply point fingers and ‘blame’ each other. 

Fair urbanization can be achieved if what we have discussed is taken into 

consideration by the policymakers and project implementers. However, in 

practice, changes such as strengthening institutions, will not happen 

automatically nor through the willingness and efforts of the State, its agencies 

and investors alone. It may however occur through the application of social 

pressure from various stakeholders, including the farmers involved in rural 

social movements, civil society organizations, and the media. This is explored in 

the following section.    

7.3 Dynamics of strengthening institutions 

Social movements are recognized as bottom-up drivers of change. Social 

movement, according to Cohen and Arato (1992), is a collective form of action 

used to contest the abuses of political and economic power, and to change the 

political and market institutions towards producing a better society. In China, 

the experience from Beijing and the central provinces (namely Anhui, Henan, 

Hubei, and Jiangxi) shows that social movements, as expressed by the hundreds 

of thousands of farmers who lost their land for urbanization and 

industrialization, have applied significant pressure on the government and other 

powerful actors to change the manner in which current institutions operate 

(Walker, 2008). One of the most important changes, as observed by Walker, is 

the promulgation of a new law that limits the conditions under which rural land 

rights can be transferred for urban uses. In Vietnam, the collective resistance of 

farmers against compulsory land acquisition, through demonstration, violence, 

and petitions, has occurred in several places including Hanoi, Hung Yen, and Ho 

Chi Minh City. The motivation for collective action not only emphasizes material 



164 

 

dimensions such as compensation and support, it also concerns non-material 

considerations such as transparency and participation (Le Kien, 2012). To some 

extent, these resistance movements may be considered successful. This is 

explained by the fact that the compensation frameworks were positively adjusted 

as a result of the active social movements. Farmers who lost land, accordingly, 

were paid higher compensation rates (Han and Vu, 2008; Doan Trang, 2012; 

Hoai Thu, 2009). 

Looking at Hue’s peri-urban areas, we can see that the active social 

movements responding to land acquisition are incoherent and not strong enough 

to influence fundamentally the changes in local government decisions. However, 

farmer reactions, as mentioned in chapter 6, reflect social tensions from below. 

I assume that the reactions will become stronger and more effective if all 

individuals in communities actively participate in rural social movements, 

because ‘movements will create opportunities for themselves or others’ (Tarrow, 

1994, p.82). This may require a sufficient level of both basic education as well as 

civil education to raise awareness of rights and how to claim them. In addition 

to education, the great challenge now is poverty and the everyday issues that 

derive from livelihood challenges. Farmers, particularly the poor, who must  

struggle every day simply to survive (Sen, 1997; Bebbington, 1999) will only be 

able to think about participating in these movements either when their basic 

needs are secured or social movement benefits are clearly defined (Olson, 1968). 

In addition, the success or failure of a social movement much depends on the 

capacity of individual leaders who are key in connecting villagers together in the 

struggle for equitable development (Kerkvliet, 2009). Within this context, 

technical and financial support from civil society organizations is fundamental 

toward enhancing the capacity of key leaders in rural social movements.  

The actions of civil society organizations are vital drivers of change. In 

civil society, Civil Society Organizations (or CSOs), particularly Non-

Governmental Organizations (or NGOs), play an important role. These 

organizations usually act to promote democracy and human rights through the 

opening of spaces for the participation of citizens and organizations in ways that 

follow State laws. NGOs fill the gaps in services and supply and connect the State 

with the grassroots (Pham, 2014). In addition, NGOs also organize or support 

social movements in order to place strong pressure on the State to improve 

governance systems (Mercer, 2002; Clarke, 1998; Diamond, 1994). In Indonesia, 

for instance, NGOs such as the Aliansi Masyarakat Adat (AMA) campaign and 

support the indigenous people in West Kalimantan to contest the conversion of 
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communal land to oil palm and industrial tree plantations (Potte, 2008). In 

Ukraine, the Association of Farmers and Landowners of Ukraine (AFLU) 

undertakes activities to protect farmers from the current wave of land grabbing 

through appeals, statements to the Parliament of Ukraine, as well as by meeting 

with government organizations (Visser and Mamonova, 2011).  

In Vietnam, the party-state has promulgated various legal frameworks to 

provide more spaces for the development of CSOs. According to Taylor et al. 

(2012), there were approximately 1,700 to 2,000 CSOs in existence in Vietnam 

by 2010 (of which nearly two-thirds were Vietnamese NGOs). Recently, there 

has been a significant increase in public awareness on the importance of non-

governmental actors, as NGOs have emerged to engage in a wide range of 

controversial issues, from environmental protection to gender equality, to 

disaster relief and natural resource management. NGOs actually create a clearer 

space or arena for civil society organizations to negotiate and debate with 

governments and other stakeholders over the equity and sustainability of 

development activities (Ibid.). One of the most successful campaigns is the anti-

dam movement headed by the Vietnam River Network, other Vietnamese NGOs, 

and many social and environmental activists (Pham, 2014).  

In Thua Thien Hue Province, of which Hue is the nuclear city, the success 

of Vietnamese NGOs such as the Centre for Social Research and Development 

(or CSRD) and the Consultative and Research Centre on Natural Resources 

Management (or CORENARM) proves that CSOs have significantly influenced 

the positive outcomes of displacement and resettlement due to hydropower dam 

construction (Pham, 2014; also see Chapter 6). As a result of the development 

and positive contributions of NGOs in recent years, I strongly believe that similar 

positive results will occur in the processes of land acquisition for urbanization 

which are taking place in many Vietnamese cities. By doing so, the benefits of 

local groups will be ensured and more importantly, the action of central and local 

governments, and investors will become more transparent and responsible. 

The voices of the media42 make a significant contribution toward 

strengthening institutions. Beside civil society organizations, the party-state of 

                                                 
42 The 1999 Law on Media defines the media as printed media (newspapers, magazines, current affairs news, and 

news bulletins from news agencies); audio media (radio programs); visual media (television programs, audio and 

visual programs on current events made by various technical means); electronic media (by way of the computer 

information network), and conveyed in the Vietnamese language, in languages of Vietnam’s minority ethnic 

groups or in foreign languages (Article 3). 
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Vietnam has recognized the important role of the media in the development 

process, particularly in fighting and preventing corruption. The media is not only 

the essential means of providing public information in relation to social life, but 

also one enshrined with the responsibility and right to fight against illegal and 

other anti-social activities (Law on Media, 1999). Indeed, over the past 5-10 

years, media groups such as Tuoi Tre (Youth News), Lao Dong (Trade Union) 

and Thanh Nien (Youth Union) have disclosed many scandals and corrupt acts 

especially in relation to land management (World Bank, 2011b; Kim, 2011). In 

fact, the important role of the media was highlighted in a recent survey 

conducted by the World Bank in 2011. The survey found that among 5,000 

respondents that included officials and leaders of enterprises, 83 percent agreed 

with the statement that almost all cases of corruption were not detected by the 

inspection or monitoring activities of State bodies, but instead by individual 

whistleblowers and the media (World Bank, 2011b). In addition to traditional 

media outlets, new forms of social media (including Facebook, blogs, Twitter, 

and Google+) have become important sources of public feedback and effective 

communication between the government and its population. 

The case of land acquisition in Hue’s peri-urban areas shows that media 

outlets such as Trung Tam Truyen Hinh Vietnam tai Hue (Vietnam Television 

in Hue), Bao Cong An Nhan Dan (the Police Newspaper), and Bao Giao Thong 

Van Tai (the Transport Newspaper) did not participate directly in the social 

movements. However, their voices, channeled through newsletters, critical 

reports, and interviews have been an important influence on the local 

government’s decisions. As a result of their actions, many meetings were 

organized to assess the responsibility of all stakeholders as well as to discuss 

suitable compensation solutions for affected people. These positive 

contributions of the media in combination with the emergence of social 

networking services allow me to argue that the media will be an important factor 

for strengthening institutions and implementing policies. Specifically, the media 

will contribute significantly toward addressing serious problems in society which 

currently challenge equitable and sustainable development, namely corruption, 

the unfair distribution of benefits, the lack of participation of less-powerful 

actors in decision-making, the lack of transparency, and the shirking of decision-

maker responsibility. However, changes will not take place as a result of singular 

and fragmented action; it requires the strategic cooperation of multiple 

stakeholders in the society. Farmers, civil society organizations, and the media 
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can together, through coordinated efforts, create enormous pressure and so be a 

fundamental driver for change in Vietnam.  

7.4 Final reflections 

Using Hue City as an example, this study aimed to provide a better 

understanding of the processes of land acquisition for urbanization and its 

implications for equitable and sustainable development in Vietnam. The 

chapters of this book have showed that land acquisition, driven by rapid 

urbanization, is an unbalanced and unfair process in terms of the distribution of 

both the benefits and the costs, as well as in terms of equal participation and just 

compensation. These issues, along with the shirking of responsibility by 

decision-makers in policy implementation, are creating various challenges that 

impede equitable and sustainable development. I argue that, in the coming few 

years in Hue City and in many other cities of Vietnam, large-scale land 

acquisition for urbanization will continue at an even higher rate. This is because 

urban development - urbanization - is a central element of Vietnam’s economic 

growth strategy, as evidenced by Nguyen Sinh Hung, Deputy Prime Minister of 

Vietnam, who recently opined ‘…Vietnam will have only one chance to get 

urbanization right. If we fail at urbanization, we will fail at industrialization and 

modernization’ (Vietnam National Urban Conference in 2009; World Bank, 

2011c).  

When revisiting the current discussion on land grabbing, this study 

forwards that land acquisition for urban expansion in Vietnam does not fit 

stereotypical representations of the ‘global land grab’- the large-scale acquisition 

of land by foreign investors. However, the acquisition of land in Vietnam 

contains many of the characteristics of ‘domestic land grabbing’, a phenomenon 

whereby land rights are expropriated (or compulsorily acquired) by government 

and local authorities within their own country’s borders for purposes of 

enhanced development such as urbanization and industrialization (Deininger, 

2011). As a result, these processes displace families from their homes, and 

farmers from their fields. In this sense, if we are concerned with the way the land 

acquisition process is conducted as well as with its consequences, then land 

acquisition as it happens in Vietnam offers an interesting case. It shows that 

processes of land transference are much more complex and widespread than the 

mainstream discourse of land grabbing seems to suggest. 
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In Vietnam but also in other developing countries the great challenge for 

land governance today, in the context of ‘good’ governance and at both the 

national and local levels, is how to strike a balance between economic 

development and social sustainability. This is a matter of controlling the 

behavior of various actors who benefit from land acquisition and protecting the 

rights of affected people while still aiming for the capital investments of the 

private sector. These challenges can be controlled by strengthening institutions, 

enhancing the responsibility of local authorities and investors in policy 

implementation, and better involvement of local people, civil society 

organizations, and the media in decision-making processes. However, in the 

context of the debate on equitable and sustainable development, the problem is 

not only asking how land acquisition for urbanization should best be governed, 

but also raising concern by asking what form of urban development is 

sustainable for many cities. Defining the urban form is crucial to sustainable 

development because the urban form not only has a significant influence on the 

sustainability of city, it also holds implications for the ecological, social, and 

economic systems of both the peri-urban and rural areas. In practice, the 

transformation of these systems has a significant effect on the sustainability of a 

city (Neuman, 2005; Kaji et al., 2003). 

Urban sprawl - experienced in the cities of the developed world and now 

taking place in the cities of many developing countries - has largely been 

recognized as costly in economic, environmental and social terms (Chen et al., 

2008; Burgess, 2000). The similar consequences, including farmland 

acquisition in peri-urban areas, the unfair distribution of benefits, inefficient 

land use (such as uncompleted projects), and livelihood challenges for those who 

lost their land, are also taking place in Hue and other Vietnamese cities. To 

overcome these challenges, the new urbanists suggest a new initiative of the 

compact city model which conveys the opposite of urban sprawl (Neuman, 

2005). The compact city, according to Neuman, represents a quintessential 

physical response to many urban problems such as land consumption in fringe 

areas, energy and resource waste, air pollution, accessibility, and social 

segregation among others. Specifically, the compact city is more energy efficient, 

less polluting, and where governments, businesses and communities preserve 

green fields and arable land. It is practically their synonym for the sustainable 

city (Ibid.). This has been proven by the development of many compact cities in 

developed countries such as the US, Europe, Japan, and Australia (Burgess, 

2000). Despite the advantages of the compact city, special concern is given to 
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whether or not the compact city is an applicable approach in Vietnam given the 

current conditions of the country in general and Hue City in particular. This 

shows the need for future studies, based on multiple approaches with different 

measurable indicators, to uncover the answers to an important question: what 

urban form - sprawl, compact, or otherwise - is the best solution for Vietnam’s 

urban future? 
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Annex  

 

 

 

A1. Questionnaires for household survey 

 

Date of survey:………………………………..  Number:……………………………….. 

Interviewer:…………………………………….  Locality ………………………………… 

Part 1: General household characteristics 

1 Head of household (wife/husband):  .. .................................................  

2. Name of interviewee:  ....................................................  

3. Sex: 1. Male                                      2. Female 

4. Age: 1. < = 50                                   2. > 50   

5. Situation of household:                       1. Poor                                       2. Non-poor  

6. Household members  

 

No

. 

 

Name 

 

Sex 

M/F 

Relation with 

head of HH 

 

Age 

 

Married 

Status 

 

Edu. 

Level 

 

Occupation 

Before LL Now 

1         

2         

3         

4         

5         

6         

7         

8         

9         

10         

Relation with head of household Married Status Educational Level Occupation 

1. Self                 

2. Wife                         

3. Daughter  

4. Son                           

5. Daughter-in-law      

6. Son-in-law 

7. Grandparents 

8. Grandchildren 

9. Others 

 

1. Married 

2. Single 

3. Separated 

4. Divorced 

1. Illiterate 

2. Literate 

3. Primary 

4. Secondary 

5. High school 

6. College 

7. Graduate 

1. Farming             

2. Handicraft         

3. Business/trader 

4. Government official 

5. Waged-worker   

6. Casual labourer      

7. Student 

8. Job seeking       

9. Old/retired/Illness 

10. Others 
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7.  People who no longer work within the commune after land acquisition  

No Name When did they 

leave? 

Where were 

they living? 

Occupation 

(now) 

The reason for 

migration 

1      

2      

3      

4      

5      

6      

7      

The reason for migration:     1. Married          2. Education       3. Job opportunity 

Part 2: Land acquisition, compensation, and participation 

A. Land acquisition information 

8. When did you lose your land?   ………………… 

9. What type of land was lost? 

           1. Residential land                        2. Agricultural land                            3. Both 

10. Area of agricultural land before acquisition:  ………….… (m2) 

11. Area of agricultural land lost:                       .…………… (m2) 

12. Area of agricultural land at present:          .…………… (m2) 

13. Percent of agricultural land lost: 

1. <30%   

2. 30% - 70%   

3. >70% 

14. The purpose of agricultural land acquisition was to build: 

1. Resettlement areas    2. New urban areas 

3. Infrastructure development   4. Other 

15. After land loss, did you rent or buy land for agricultural production? 

1. Yes, I rented, area: ……………………. (m2)  

2. Yes, I bought, area: ……………………  (m2) 

3. No, I neither rented nor bought 

16. The average price for renting/buying per square meter: ..……………VND/m2 

17. What is the rented/bought agricultural land used for? 

1. Rice production   2. Vegetable planting  

3. Flower planting   4. Other, explain: ………………… 
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B. Compensation and supports 

18. How much did you get from the compensation policy? …………………….. VND 

19. What is your view on the compensation price? 

1. Lower than market price   

2. Same as market price           

3. Higher than market price   

20. If you chose 1, how much lower was the compensation price than the 

market price, in percent? 

1. <10%     3. From 26% to 35% 

2. From 10% to 25%                 4. >35% 

21. How did you spend your compensation (1000 VND)? 

1. Divided among children…………. 6. Means of transportation……… 

2. Saved in the bank………….  7. Agricultural production………. 

3. Prepared/built the house(s)…………. 8. Education…………… 

4. Bought family furniture…………… 9. Lending (relatives)……….  

5. Business/trading……………   10. Social spending…………… 

22. Did you put your compensation into the bank? 

1. Yes     2. No 

23. How many persons in your family received support to change livelihoods?  

1. 0 persons   3. 2 persons  

2. 1 person   4. 3 persons  

24. What types of support were offered?  

1. Food (rice), detail:………………………………………………………………………..... 

2. Cash, detail:………………………………............................................................ 

3. Vocational training:……………………………………………………………………….. 

25. What kinds of training courses were provided? 

1. Tailor     4. Taxi driver  

2. House servant    5. Sales 

3. Professional cooking   6. Wood worker 

26. The training courses were decided by:  

1. Household members   3. Local authorities  

2. Developers/Investors    4. Three parties 

27. How long did the training course take? 

1. 1 month         3. Between 3 and 6 months           

2. Between 1 and 3 months  4. > 6 months 

28. Are you satisfied with the training courses?  1. Yes   2. No 

29. Was the training time appropriate?  1. Yes         2. No 
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30. Did you complete the entire training course?  1. Yes       2. No 

31. Was the training content compatible with your needs?      1. Yes 2. No 

32. Did the training courses help you upgrade your skills?      1. Yes       2. No 

33. Do you apply the new knowledge and skills in your work? 1. Yes         2. No 

34. After the training, did you find suitable employment?   1. Yes        2. No 

35. How do you evaluate the support you received to change livelihoods? 

1. Suitable      2. Not suitable  

36. If those policies are not suitable, please explain why? 

…………………………………………………………………………………………………………………. 

C. Participation in land conversion processes 

37. What is your opinion about land acquisition information? 

1. Very clear    2. Clear   

3. Not so clear    4. No information 

38. Through which main channels did you get land acquisition information?  

1. Headman         2. Neighbours        

3. Mail     4. Media and Newspaper  

5. Meetings    6. Co-operatives 

39. Did local authorities and investors organize meetings to discuss the policy of 

compensation and support? 

1. Yes     2. No 

40. Were you invited to attend the meetings?  

1. Yes     2. No 

41. If yes, the purpose of the meetings was: 

1. To listen to announcements and discuss the acquisition plan  

2. To discuss compensation and livelihood transition support 

3. To agree with the acquisition plan and compensation policy 

4. To get compensation and support 

42. Who decided the compensation price and support policy? 

1. Local government 

2. Investors 

3. Local government and investors 

4. Local government, investors, and villagers 

43. Did investors and local authorities do what they promised with villagers?  

1. Yes, definitely  

2. Yes, mostly 

3. Not at all true 
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44. Were you satisfied with your participation in the land acquisition processe? 

1. Satisfied    

2. Not satisfied   

Part 3: Changes in livelihood assets and livelihood activities 

45. Changes in means of production 

 

Name 

 

Unit 

 

Before land loss 

 

Now 

Did it change 

because of 

land loss? 

Number Value 

(VND) 

Number Value 

(VND) 

Yes No 

1.Tractor        

2. Thresher        

3. Cattle        

4. Sprayer        

5. Hoes and shovels        

6.        

7.        

Total        

46. Changes in family assets 

 

Name 

 

Unit 

 

Before land loss 

 

Now 

Did change come 

from the 

compensation 

money? 

Number Value 

(VND) 

Number Value 

(VND) 

Yes No 

1. Telephone        

2. Mobil phone        

3. Motorbike        

4. Bike        

5. Television        

6. Karaoke        

7. Washing machine        

8. Fridge        

9. Gas stove        

10. Hot shower         

11. Camera        

12. Sofa        

Total        
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47. Before land loss, the scope of your social relations was mainly within: 

1. Village/commune             3. Province 

2. District/city    4. Other provinces 

48. At present, the scope of your social relations is mainly within: 

1. Village/commune             3. Province 

2. District/city    4. Other provinces  

49. In what ways did you find non-farm employment after land loss? 

1. Self         4. TV/radio        

2. Friends/relatives           5. Local authorities       

3. Newspapers         6. Investors 

50. Do you have friends/relatives who work for local governments or companies? 

1. Yes       2. No 

51. If yes, how did they help your family? 

1. They didn’t       4. Supported financial capital 

2. Jobs placement    5. Shared experiences/information 

3. Supported accommodation    6. Others (detail):…………………………… 

52. Did you borrow financial capital after land loss?  

1. Yes      2. No 

53. If yes, where did you borrow from?  

1. Banks                   3. Farmer/Women Organization  

2. Friends/relatives    4. Others 

54. What did you use the borrowed capital for?  

1. Agricultural production 

2. Trading 

3. Vocational training 

4.  Apply for jobs 

5. Buy means of production/business  

6. (Re)-build the house(s) 

7. Medical purposes 

8. Transportation means 

55. How much did you borrow? (Million VND) 

1.  >50       3. Between 10 and 30            

2. Between 30 and 50               4. <10 

56. Income source from agricultural activities (VND/year) 

Activities Before land loss Now  

1. Rice production   

2. Vegetables/beans   

3. Livestock   

4. Aquaculture/fishing   

5. Hired labour in agricultural activities   

Total   
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57. Income source from non-agricultural activities (VND/year) 

Household 

members 

Before land loss Now 

Job Number  

of month/year 

Income/ 

month 

Job Number of 

month/year 

Income/ 

month 

1.       

2.       

3.       

4.       

5.       

6.       

7.       

8.       

9.       

Total    

58. Other income sources43 before land loss:     ….…………..VND 

59. Other income sources at present:      ……….……..VND 

60. Before land loss, how many months could your household be food self-

sufficient? 

1. From 1 to 6 months           4. 1 year           

2. From 7 to 11 months           5. More than 1 year 

61. After land loss, how many months can your household be self-food sufficient? 

1. 0 months         4. From 9 to 11 months  

2. From 1 to 5 months   5. 1 year           

3. From 6 to 8 months    6. More than 1 year 

Part 4: Thinking of villagers after land acquisition 

62. Agricultural land is no longer important for farmer livelihoods?               

1. Agree  2. Disagree        3. I do not know 

63. After land loss, looking for a non-farm occupation is very difficult.  

 1. Agree  2. Disagree        3. I do not know 

64. As agricultural land was recovered, the villagers have a better life. 

 1. Agree  2. Disagree       3. I do not know 

65. Many households want their farmland to be acquired soon to receive 

compensation.      

1. Agree  2. Disagree        3. I do not know 

                                                 
43 For example: allowance and/or interest rate 
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66. Many households in this commune lease land to others for agricultural 

production. 

 1. Agree  2. Disagree        3. I do not know 

67. Village’s culture will change as outsiders move to the village. 

 1. Agree  2. Disagree       3. I do not know 

68. As the village urbanized, the youth have become more corrupt.        

 1. Agree  2. Disagree        3. I do not know 

69. As  the village urbanized, villagers gather together to drink and gamble. 

 1. Agree  2. Disagree        3. I do not know 

70. After land loss, men became more leisured while women have to work harder. 

 1. Agree  2. Disagree        3. I do not know 

71. After land acquisition, the elderly and poor faced difficulties.             

1. Agree  2. Disagree        3. I do not know 

72. Do you agree with the agricultural land acquisition policy for urban 

development?         

1. Agree  2. Disagree        3. I do not know 

73. Age, educational level, and skills are determinants in coping with urban 

growth and land loss. 

1. Agree  2. Disagree       3. I do not know 

74. Social relations play an important role in livelihood reconstruction after land 

acquisition. 

 1 = Agree  2= Disagree      3 = I do not know 

75. The support from the government and investors to villagers should be 

continued. 

 1 = Agree  2= Disagree       3 = I do not know 

 

 

Thank you very much! 

 

Interview ended at: ………………….. Date: ……./………/…….. 
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A3. Indicators of the regression model 

Model summary  

Model R R Square 

Adjusted R 

Square 

Std. Error of 

the Estimate 

Durbin-

Watson 

1 .767a .589 .543 2.913E7 1.667 

Anova analysis  

Model Sum of Squares do 

Mean 

Square F Sig. 

Regression 1.835E17 17 1.080E16 12.720 .000a 

Residual 1.282E17 151 8.487E14   

Total 3.117E17 168    

Charts 
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Coefficients 

Model 

Unstandardized 

Coefficients 

Standardized 

Coefficients 

t Sig. 

Collinearity 

Statistics 

B Std. Error Beta Tolerance VIF 

1 (Constant) -1.829E7 1.634E7  -1.119 .265   

Education of household 

head 
21411.390 766725.862 .002 .028 .978 .854 1.171 

Age of the heads -5.114E6 5.150E6 -.057 -.993 .322 .827 1.209 

Households size 1.169E7 1.904E6 .431 6.142 .000 .554 1.805 

Dependency ratio -5.202E6 2.421E6 -.142 -2.149 .033 .621 1.609 

Years since land loss 1.219E6 1.520E6 .058 .802 .424 .520 1.925 

Size of land lost  -7159.983 3345.339 -.149 -2.140 .034 .560 1.785 

Financial compensation .098 .059 .118 1.673 .096 .548 1.825 

Financial support 1.105 .607 .129 1.820 .071 .541 1.850 

Financial savings 621024.451 5.667E6 .006 .110 .913 .789 1.267 

Assets value .321 .077 .250 4.155 .000 .750 1.333 

Social networks 1.345E7 4.768E6 .155 2.820 .005 .903 1.107 

Credit access 190895.754 5.442E6 .002 .035 .972 .896 1.116 

Local dummy -6.540E6 6.031E6 -.074 -1.084 .280 .583 1.714 

Casual and farming 1.792E7 6.434E6 .189 2.785 .006 .589 1.697 

Self-employment and 

farming 
1.329E7 5.975E6 .147 2.224 .028 .624 1.603 

Wage work and farming 2.558E7 6.844E6 .275 3.738 .000 .503 1.987 

Exit from farming 3.044E7 9.007E6 .229 3.379 .001 .593 1.685 

 

A4. Monthly deposit and lending rate between 2008-201344 

 

                                                 
44 See http://stox.vn/DataReport/Detail/newest/173/thong-ke-lai-suat-trung-binh-2008-2013.html. 
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A5. The growth of Vietnam’s population between 2004 and 2014 

 

A6. Trends of urbanization in Vietnam in comparision with China, 

Indonesia, and Thailand between 1980 and 2013 

 

A7. Change in number of cities in Vietnam between 1998 and 2020 

 

Urban categories 

1998 2010 2020 

No. % of urban 

population 

No. % of urban 

population 

No. % of urban 

population 

Special cities 2 37 2 39 2 40 

National cities-class 1 3 9 3 10 3 11 

Regional cities-class 2 12 15 12 16 12 17 

Provincial cities-class 3 16 7 18 8 20 9 

District towns-class 4 48 14 62 13 66 12 

Towns-class 5 612 18 1,172  14 1,831 11 

Total 703 100 1,269 100 1,934 100 

Source: World Bank (2011). Vietnam urbanization review: Technical 

assistance report.  
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Summary 

 

 

 

Urban land grab or fair urbanization? Compulsory land acquisition 

and sustainable livelihoods in Hue, Vietnam 

In recent years, the acquisition and conversion of land for industrialization and 

urbanization has become a hot topic in Vietnam, attracting attention from not 

only the land administrators involved but also from the media, politicians, and 

local communities. International organizations such as the World Bank and the 

Asian Development Bank have also expressed their concerns on the issue. The 

attention on land conversion across diverse sectors derives from the rapidly 

increasing amount of land lost, particularly agricultural land, and the resulting 

unequitable and unsustainable impacts experienced by affected households. 

Taking as an example the medium-sized city of Hue in Central Vietnam 

and by utilizing data collected through various techniques such as documentary 

research as well as key informant interviews, household surveys, and in-depth 

interviews conducted in Hue’s peri-urban areas between 2011 and 2014, the aim 

of this study is to provide a better understanding of the processes of land 

acquisition for urban development and its implications for equitable and 

sustainable development. In particular, special attention is given to the 

transformation of livelihoods after land loss, the changes in livelihood assets and 

outcomes before and after land loss as well as the determinants of subsequent 

household income, and the role of the compensation policies for livelihood 

reconstruction. Further, this study investigates the responses of the people faced 

with compulsory land acquisition and the resulting social tensions.  

As with many other countries, globalization and market liberalization 

have strongly influenced Vietnam’s economy and politics. In fact, these 

processes can be considered to be the main drivers of the country’s transition 

process from a centrally-planned economy to a socialist-oriented market 

economy. The starting point of this process was initiated in 1986 with 

government reforms known as Doi Moi or ‘renovation’. This process entails a 

transformation in the economic structure of the country that consists of changes 

in institutions along with industrialization and urbanization processes as well as 

the emergence of green-space consumption trends. These forces of change have 
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placed tremendous pressure on land, especially in peri-urban areas where land - 

traditionally used for agriculture and cheaper than urban land - is made available 

for conversion.  

These changes are defined as the fundamental drivers of land conversion 

and acquisition in Vietnam in general, and in Hue City in particular. According 

to existing laws, while all land belongs to ‘the entire people’, it is managed by the 

State. As such, land users only have ‘use rights’ as opposed to ‘ownership rights’. 

The State thus has the legal ability to acquire land, in a compulsory manner, from 

the current users for ‘national and public interests.’ Here, three main actors are 

involved: the local government, the developers, and the affected people. 

However, the level of participation among these actors is unequal, leading to 

unfair outcomes. This study shows that local governments usually play a 

dominant role in decision-making while the people who stand to lose their land 

generally are not part of the negotiation process. The elderly, widowed, and 

physically challenged especially are likely to be left out of the decision-making 

process altogether, and may not even be informed at all of the changes that 

seriously affect their lives and livelihoods. 

Looking at livelihood transformation after land loss, the results indicate 

that almost all households in the studied localities pursue a diversified livelihood 

in which farm and non-farm activities are combined. Although the affected 

villages are no longer strictly agricultural communities, farming is still 

considered important. Farming serves as a sort of ‘livelihood insurance’ for 

households or a fall-back option in case of adversity and as a means to guarantee 

food security in the context of urban expansion. With respect to livelihood 

outcomes, this study shows that the majority of households actually are able to 

reconstruct their livelihoods and realize better living conditions many years after 

the loss of land namely through higher incomes and improved physical assets. 

In addition to the increase in employment opportunities that result from an 

expanding local economy, as is the case in Hue City, the ability to stay in one’s 

physical environment (i.e., house) and so retain social networks is an important 

factor for successful post-land loss livelihood reconstruction. Moreover, the 

analysis of household income determinants shows that the demographic factor 

(especially household size) appeared to be the greatest positive contributing 

factor toward increased post-land loss income. This also shows the importance 

of human capital for income generation in terms of quantity (such as the number 

of able-bodied household members of working age) as well as the quality of 

human capital (including levels of education, skills, and experience). Despite the 
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fact that livelihoods after land loss tend to improve over time, some issues 

emerged to challenge local equitable and sustainable development. This includes 

the increased vulnerability experienced by the elderly, the widowed, and the 

infirm. In addition, day labourers may face difficulties in the long term. 

One of the most important findings obtained from this study concerns 

the limited effectiveness of the compensation and support measures for 

livelihood reconstruction. The analysis shows that the financial compensation 

and support packages do not appear to be strong determinants of increased 

household income after land loss. This implies a failure of the current 

compensation programs in the process of compulsory land acquisition for urban 

development. The main reasons for this are unsurprising; one reason is the 

authoritarian approach applied by the Vietnamese government in the valuation 

of land in compulsory acquisition. This top-down approach does not allow 

affected people or independent agencies to participate in the decision-making 

process. As a result, land prices, as determined by the compensation framework, 

tend to be far lower than market values. Moreover, the existing policy of 

compensation and support is overly focused on a financial transaction that does 

not fully address the objective: assisting people, through consultation or 

training, to reconstruct their livelihoods to at least the level enjoyed before land 

loss.  

This unfair land loss compensation process combined with the 

unsustainable impacts of land conversion has led to social tensions and reactions 

against compulsory land acquisition. In general, this study revealed three basic 

forms of response in the studied villages: hidden reaction, open individual 

reaction, and open collective reaction. Among these forms of response, the 

hidden responses (e.g., complaints within private settings) are the most common 

form used by farmers to express their attitude toward land acquisition. However, 

this study finds that both hidden and open reactions, of both of individuals and 

groups, are not enough to influence the decision-making processes of the local 

government. In fact, hidden reactions may serve simply as an outlet for a farmer 

to vent frustration, and so can hardly yield benefits for the wider community. 

Moreover, open reactions, particularly collective actions, are rare. These 

responses to land loss in Hue’s peri-urban areas are ineffectual for numerous 

reasons, including strong governmental control over society, the lacking capacity 

of opponents, the lacking of participation of key community members as well as 

the absence of supporting civil society organizations. 
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Urban development - urbanization - is a central element of Vietnam’s 

economic growth strategy. Therefore, this study argues that in Hue City’s near 

future, as well as that of many other cities of Vietnam, large-scale land 

acquisition and conversion for urbanization will continue, possibly at an even 

higher rate. The great challenge for land governance today, in the context of 

‘good’ governance is threefold: striking a balance between economic 

development and social sustainability; protecting the lawful rights of affected 

people while continuing to attract development capital from investors; and, 

finally, guiding the behavior of various actors that currently benefit from land 

acquisition. These challenges can be controlled effectively by applying in practice 

the notion of fair urbanization, a process which necessitates the improvement 

of communication and consensus building in decision-making processes 

between all stakeholders including local government, investors, local people, 

civil society organizations, and the media. Fair urbanization also requires 

governments and investors to be responsive to the needs and expectations of 

people as well as to claim responsibility for their decisions and actions. In 

addition to the question of how urbanization and land acquisition should best be 

governed, this study reminds policymakers that defining the form of urban 

development is the best comprehensive solution for Vietnam’s urban future. 

After all, Vietnam’s urban form and the process of this development holds 

implications for ecological, economic, and social sustainability. 
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Samenvatting 

 

 

 

Stedelijke landroof of eerlijke verstedelijking? Landonteigenlng en 

duurzaam levensonderhoud in Hue, Vietnam  

Onteigening van agrarisch land en functieverandering ten behoeve van 

industrialisatie en stedelijke groei  is de laatste jaren een belangrijk onderwerp 

van debat geworden in Vietnam. Het onderwerp trekt niet alleen de aandacht 

van landbeheerders, maar ook van de media, politici en lokale gemeenschappen. 

Internationale organisaties, zoals de Wereld Bank (WB) en de Aziatische 

Ontwikkelingsbank (ADB), hebben al vroeg hun zorgen geuit. De  aandacht van 

deze diverse actoren voor landacquisitie en –conversie wordt ingegeven door het 

snel oplopende verlies van landbouwgrond, en samenhangende  effecten van 

ongelijkheid en gebrek aan duurzaamheid.  

Aan de hand van het voorbeeld van Hue, een middelgrote stad in centraal 

Vietnam, heeft  deze studie als doel een beter begrip te bewerkstelligen van de 

processen rondom landverwerving voor stedelijke ontwikkeling, en de 

implicaties daarvan voor een rechtvaardige en duurzame ontwikkeling. In het 

bijzonder gaat de aandacht uit naar  de veranderingen in de wijze waarop 

huishoudens in hun  levensonderhoud voorzien na het verlies van land. Daarbij 

is bekeken welke factoren het  huishoudinkomen bepalen, en wat daarbij de rol 

is van het beleid ten aanzien van het compenseren van landverlies door 

onteigening. Ook zijn de reacties van mensen die geconfronteerd worden met 

gedwongen verlies van land onderzocht en de daaruit voortvloeiende 

maatschappelijke spanningen.  Voor dit onderzoek is tussen 2011 en 2014 

veldwerk uitgevoerd  in de stadsrandzone van Hue. De gegevens zijn vergaard 

door middel van verschillende onderzoekstechnieken zoals analyse van 

bestaande documenten, interviews met sleutel informanten, enquêtes onder 

huishoudens, en diepte interviews.  

Evenals elders heeft globalisering en marktliberalisering de economie en 

het beleid in Vietnam sterk beïnvloed; deze factoren kunnen worden gezien als 

de belangrijkste krachten die het veranderingsproces aansturen. Als beginpunt 

kan, het beleid van renovatie of Doi Moi, sinds het jaar 1986, worden 

aangemerkt. Dit betreft de transformatie van de economische structuur, van een 
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centraal geleide planeconomie naar een economie gebaseerd op de markt. Deze 

fundamentele veranderingen omvatten institutionele hervormingen, 

samenhangend  met industrialisering en verstedelijking, evenals de opkomst van 

'post-productivistische' groene ruimten op het platteland. Deze veranderingen 

hebben de druk op de beschikbare grond opgevoerd, vooral in peri-urbane 

gebieden waar land, vanouds gebruikt voor de landbouw,  nog beschikbaar is 

voor stedelijke ontwikkeling, en wel tegen lagere prijzen dan  stedelijke grond. 

Deze functieveranderingen van land en het proces van onteigening en overdracht 

aan andere gebruikers liggen ten grondslag aan dit onderzoek. Volgens de wet 

behoort al het land in Vietnam tot ‘het gehele volk’, maar wordt het voor het volk 

beheerd door de staat. Grondgebruikers hebben ‘het recht van gebruik’, maar 

geen ‘eigendomsrechten’. De staat heeft de wettelijke mogelijkheid om 

landrechten aan te kopen van bestaande gebruikers of tot gedwongen 

onteigening over te gaan  ten dienste van ‘nationale en publieke doeleinden’. 

Binnen het landacquisitie proces, zijn er drie hoofdactoren te onderscheiden: de 

lokale overheid; de ontwikkelaars; en de betrokken bewoners/gebruikers van het 

betreffende land. Deze actoren zijn niet in dezelfde mate betrokken in het 

landacquisitieproces en dat kan daardoor leiden tot oneerlijke uitkomsten. De 

lokale overheid  speelt vaak de dominante rol binnen het besluitvormingsproces, 

terwijl de mensen wiens land ontnomen dreigt te worden geen rol spelen in de 

onderhandelingen. Vooral ouderen, weduwen en mindervaliden zijn veelal 

buitengesloten van de besluitvorming en worden soms niet eens geïnformeerd 

over de gang van zaken.  

Wat betreft de veranderingen in de wijze van levensonderhoud na het 

verlies van land laat de studie zien dat bijna alle huishoudens in het onderzoek 

diversificatie van bestaansmiddelen nastreven waarbij agrarische en niet-

agrarische activiteiten worden gecombineerd. Alhoewel de dorpen niet langer 

agrarische gemeenschappen zijn, wordt landbouw nog steeds gezien als  een 

terugvaloptie in tijden van tegenspoed. Het garandeert de voedselzekerheid voor 

huishoudens binnen de context van stedelijke uitbreiding. Het onderzoek toont 

aan dat  de meerderheid van de huishoudens in staat zijn geweest om hun 

levensonderhoud dusdanig te herstructureren dat er in de jaren na landverlies 

toch een verbetering in levelsomstandigheden is ontstaan: een hoger 

huishoudinkomen en betere materiële omstandigheden. Naast werkgelegenheid 

in  een groeiende economie, zoals het geval is in Hue, zijn  de mogelijkheid om 

gebruik te blijven maken van de eigen woning (d.w.z. geen gedongen verhuizing), 

en het behoud van sociale netwerken, belangrijke factoren voor een succesvolle 
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herstructurering van het levensonderhoud. De analyse toont aan dat de 

demografische factor (m.n. omvang van het huishouden) de belangijkste  factor 

is die bijdraagt aan het huishoudinkomen na het verlies van land. Dit duidt op 

het belang van menselijk kapitaal, niet alleen in kwantitatieve zin  (het aantal 

gezinsleden die in staat zijn  om te werken), maar ook in kwalitatieve zin 

(onderwijsniveau, vaardigheden en ervaring). Ondanks de bevinding  dat de 

herstructurering van levensonderhoud  na verlies van land over het algemeen 

slaagt, doen zich daarbij problemen voor die rechtvaardige en duurzame 

ontwikkeling in de weg staan. Dit betreft vooral  de toegenomen kwetsbaarheid 

van de positie van ouderen, weduwen en zieken, maar ook de problemen die 

dagloners en anderen zonder stabiel inkomen op termijn kunnen  ervaren.  

Een belangrijke bevinding van deze studie is dat de effectiviteit van het 

compensatiebeleid in geval van onteigening van land gering blijkt te zijn. De 

analyse toont aan dat de financiële compensatie en ondersteuningspakket geen 

grote invloed hebben op het huishoudinkomen op termijn na verlies van land. 

Dit impliceert een falen van het huidige beleid ten aanzien van de reconstructie 

van levensonderhoud bij gedwongen onteigening van land. De belangrijkste 

redenen voor dit gebrek aan effectiviteit zijn niet verassend: een ervan is de 

autoritaire aanpak van de Vietnamese overheid bij het bepalen van de waarde 

van de te compenseren landrechten. Deze aanpak voorziet niet in  inbreng van 

de getroffen mensen in het proces en biedt geen ruimte voor een rol voor 

onafhankelijke instanties bij de besluitvorming over het compensatiebedrag. Het 

resultaat is dat de bedragen in het compensatieraamwerk doorgaans laag zijn, 

ver onder de marktwaarde. Bovendien is het huidige beleid voor compensatie en 

ondersteuning tezeer gericht  op een (vaak eenmalige) financiële transactie, 

zonder veel aandacht voor wat de daadwerkelijke doelstelling zou moeten zijn, 

namelijk het ondersteunen van mensen in het herwinnen van hun vermogen in 

hun levensonderhoud te kunnen voorzien op minstens het niveau van voor  

landverlies.  

De als oneerlijk ervaren compensatie voor landverlies en de weinig 

duurzame gevolgen van landomzetting leiden tot sociale spanningen en reacties 

tegen de gedwongen onteigeningen. Onder de bevolking van de 

onderzoekslocaties zijn er drie standaardvormen van respons te onderscheiden: 

verborgen reactie; individuele openbare reactie; en collectieve openbare reactie. 

Van deze vormen van reactie zijn de verborgen reacties (bijvoorbeeld klagen in 

de privé sfeer) de meest gangbare vorm. Dit wordt door vele boeren gebruikt om 

hun mening ten opzichte van de onteigeningen te uiten. Het onderzoek laat zien 
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dat verborgen alsook de openbare reacties niet voldoende zijn om het 

besluitvormingsproces van lokale overheden te beïnvloeden. Verborgen reacties 

dienen alleen als  uitlaatklep om de frustratie van de boer te kunnen luchten, en 

hebben nauwelijks gevolgen. Openbare reacties, en vooral collectieve vormen, 

zijn zeldzaam. De gedempte aard van de reacties op het verlies van land in Hue’s 

peri-urbane gebieden kan op meerdere manieren worden uitgelegd. Een rol 

daarbij speelt de sterke sociale controle, het gebrek aan capaciteit onder degenen 

die zich willen verzetten, de afzijdigheid van sleutelpersonen in de lokale 

gemeenschap, en het ontbreken van  maatschappelijke organisaties die verzet 

kunnen ondersteunen.  

Stedelijke ontwikkeling – urbanisering – speelt een centrale rol in het 

Vietnamese economische ontwikkelingsbeleid. Met het oog daarop stelt deze 

studie dat in de nabije toekomst  grootschalige landverwerving en 

functieverandering zal doorgaan in Hue en elders in Vietnam, mogelijk zelfs in 

een nog hoger tempo. De grote uitdaging voor het landbeheer van vandaag, in de 

context van goed bestuur, is hoe er een balans kan worden gevonden tussen 

economische ontwikkeling, sociale rechtvaardigheid en duurzaamheid; hoe de 

rechten van mensen getroffen door landverlies kunnen worden beschermd 

terwijl tegelijk investeringen worden aangetrokken; en hoe het gedrag van 

verschillende actoren, betrokken bij landverwerving, kan worden gereguleerd. 

Deze uitdagingen komen tesamen in het begrip fair urbanization, ofwel eerlijke 

verstedelijking. Het duidt een proces aan dat verbetering van de communicatie 

en het bouwen van consensus tussen lokale overheden, investeerders, en andere 

belanghebbenden vereist, waaronder lokale bewoners, maatschappelijke 

organisaties en de media, en deze een plaats geeft in het besluitvormingsproces. 

Eerlijke verstedelijking vereist dat overheden en investeerders de behoeften en 

verwachtingen van mensen respecteren, en de verantwoordelijkheid nemen voor 

hun beslissingen en daden. In aanvulling op de vraag hoe urbanisering en 

landbeheer het best gereguleerd kunnen worden, wijst deze studie beleidmakers 

er tevens op dat  het vaststellen van de vorm van stedelijke ontwikkeling voor de 

toekomst van Vietnam, grote gevolgen heeft voor de economische, ecologische 

en sociale duurzaamheid van het ontwikkelingsproces.  
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Tóm tắt 

 

 

 

Chiếm đoạt đất đai đô thị hay đô thị hoá công bằng? Thu hồi đất đai 

cưỡng chế và sinh kế bền vững ở Huế, Việt Nam 

 

Trong những năm gần đây, chuyển đổi đất đai và thu hồi đất đai để đáp ứng nhu 

cầu công nghiệp hoá và hiện đại hoá ở Việt Nam đã và đang trở thành một chủ 

đề nóng bỏng, thu hút sự quan tâm đặc biệt không chỉ bởi các nhà quản lý, mà 

còn bởi các phương tiện truyền thông, chính trị gia, và cả cộng đồng xã hội. Các 

tổ chức quốc tế như Ngân hàng Thế giới và Ngân hàng phát triển Châu Á cũng 

bày tỏ sự quan tâm của họ đến vấn đề này. Sự quan tâm chú ý của nhiều tổ chức 

và cá nhân đối với vấn đề chuyển đổi đất đai xuất phát từ diện tích đất đai bị thu 

hồi ngày càng tăng đặc biệt là đất nông nghiệp và những tác động không công 

bằng và không bền vững của quá trình chuyển đổi này.  

Chọn Huế, một thành phố có quy mô vừa ở miền trung Việt Nam như 

một ví dụ, mục đích của nghiên cứu này là nhằm làm sáng tỏ hơn quá trình thu 

hồi đất đai để đáp ứng sự phát triển đô thị ở Việt Nam và những tác động của nó 

đến sự phát triển công bằng và bền vững. Cụ thể, nghiên cứu này dành sự quan 

tâm đặc biệt đến vấn đề chuyển đổi sinh kế sau khi bị thu hồi đất, những nhân tố 

ảnh hưởng đến thu nhập của hộ gia đình, đánh giá vai trò của chính sách đền bù 

trong quá trình phục hồi sinh kế, và những căng thẳng xã hội cũng như những 

phản ứng của người dân khi đối mặt với chính sách thu hồi đất đai. Công tác 

nghiên cứu thực địa đã được tiến hành tại vùng ven đô của thành phố Huế từ 

năm 2011 đến năm 2014 để thu thập thông tin và số liệu thông qua nhiều phương 

pháp khác nhau như: nghiên cứu và phân tích tài liệu, phỏng vấn chuyên gia, 

điều tra hộ bằng bảng hỏi, và phỏng vấn sâu. 

Cũng giống như nhiều quốc gia trên Thế giới, toàn cầu hoá và tự do hoá 

thị trường đất đai đã tác động mạnh mẽ đến nền kinh tế và chính trị của Việt 

Nam, mà được xem như là những nguyên nhân chính của quá trình chuyển đổi. 

Điểm xuất phát của quá trình chuyển đổi là việc thực hiện đường lối Đổi Mới từ 

năm 1986. Đó là một quá trình chuyển đổi trong cấu trúc kinh tế, từ kinh tế kế 

hoạch hoá quan liêu bao cấp sang kinh tế thị trường. Sự chuyển đổi cơ bản này 
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bao gồm sự thay đổi trong thể chế cùng với quá trình công nghiệp hoá và hiện 

đại hoá cũng như sự nổi bật nhu cầu hưởng thụ không gian xanh đã tạo ra những 

áp lực mạnh mẽ đến tình hình sử dụng đất đai, đặc biệt là ở các vùng ven đô thị 

nơi mà đất đai thường được sử dụng vào mục đích sản xuất nông nghiệp và rẽ 

hơn đất đô thị. Những thay đổi như đã trình bày được xem như là những động 

lực quan trọng của quá trình chuyển đổi và thu hồi đất đai ở Việt Nam nói chung 

và thành phố Huế nói riêng trong những năm trở lại đây. Theo quy định của pháp 

luật hiện hành, đất đai thuộc sở hữu toàn dân nhưng được quản lý bởi Nhà nước. 

Người sử dụng đất chỉ có các ‘quyền sử dụng’ chứ không có ‘quyền sở hữu’ đất 

đai. Nhà nước có quyền hợp pháp để thu hồi đất đai từ người sử dụng để đáp 

ứng các lợi ích quốc gia và lợi ích công cộng. Trong quá trình thu hồi đất, mặc dù 

có đại diện của ba bên liên quan bao gồm chính quyền địa phương, nhà đầu tư, 

và người dân bị ảnh hưởng, nhưng nghiên cứu này phát hiện ra rằng mức độ 

tham gia giữa các bên là không công bằng. Chính quyền địa phương luôn luôn 

đóng vai trò quyết định trong quá trình ra quyết định, trong khi người dân bị thu 

hồi đất không phải là một phần của quá trình thương lượng. Người già, người 

goá bụa, và những người dễ bị tổn thương khác không được cung cấp đầy đủ 

thông tin về thu hồi đất và dường như họ bị gạt ra khỏi quá trình ra quyết định.  

Nhìn vào sự chuyển đổi sinh kế sau thu hồi đất, kết quả nghiên cứu đã 

chỉ ra rằng: hầu hết các hộ được điều tra trong khu vực nghiên cứu chủ yếu sống 

dựa vào một sinh kế đa dạng trong đó các hoạt động nông nghiệp và phi nông 

nghiệp được kết hợp với nhau. Mặc dù những địa phương vùng ven đô không 

còn là những cộng đồng nông nghiệp nhưng nông nghiệp không những được 

xem như là một bảo hiểm sinh kế của các hộ gia đình hay như một sự cứu cánh 

mỗi khi họ gặp những khó khăn trong cuộc sống, mà còn là một sự đảm bảo về 

an ninh lương thực cho gia đình trong bối cảnh gia tăng mở rộng diện tích khu 

vực đô thị. Về khía cạnh kết quả sinh kế, số liệu nghiên cứu đã cho chúng ta thấy 

rằng, sau nhiều năm bị thu hồi đất, đa số các hộ gia đình có thể phục hồi được 

sinh kế và đang có một điều kiện sống tốt hơn: thu nhập cao hơn và các tài sản 

vật chất đã được cải thiện hơn. Bên cạnh những cơ hội việc làm từ một nền kinh 

tế địa phương đang mở rộng như Huế, bị thu hồi đất đai nhưng các hộ được điều 

tra vẫn sống tại địa phương và các mối quan hệ xã hội của họ không bị phá vỡ là 

những yếu tố quan trọng quyết định đến sự thành công trong tái thiết sinh kế. 

Liên quan đến các nhân tố ảnh hưởng đến thu nhập của hộ gia đình sau khi bị 

mất đất, kết quả phân tích hồi quy đã chỉ ra rằng nhân tố nhân khẩu (quy mô của 

hộ) có ảnh hưởng lớn nhất đến thu nhập. Điều này cho thấy vai trò quan trọng 
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của nguồn vốn con người (cả về số lượng lẫn chất lượng) trong việc ảnh hưởng 

đến kết quả thu nhập của hộ. Mặc dù sự phục hồi sinh kế sau khi mất đất nhìn 

chung là rất tích cực nhưng vẫn còn nhiều vấn đề đang nổi bậc và đang thách 

thức sự phát triển công bằng và bền vững. Đó là việc gia tăng tính dễ bị tổn 

thương cho những người nông dân lớn tuổi, những người có hoàn cảnh neo đơn, 

những người có vấn đề về sức khoẻ, và những người lao động mùa vụ hay những 

người có việc làm không ổn định.  

Phát hiện quan trọng nhất từ nghiên cứu này là tác động của chính sách 

đền bù và hỗ trợ trong tái thiết sinh kế của hộ gia đình là rất hạn chế. Mô hình 

hồi quy cho chúng ta thấy rằng số tiền đền bù và hỗ trợ vì mất đất không phải là 

những yếu tố có ảnh hưởng lớn nhất đến thu nhập của hộ sau thu hồi đất đai. 

Điều này ngụ ý một sự thất bại của chính sách đền bù đã và đang hiện bởi chính 

quyền địa phương trong quá trình thu hồi đất đai để đáp ứng sự phát triển của 

đô thị. Nguyên nhân của vấn đề này là không có gì ngạc nhiên. Trước hết là 

phương pháp tiếp cận trong đánh giá đất đai đã không cho phép sự tham gia của 

người dân bị mất đất hay các cơ quan đánh giá độc lập trong quá trình ra quyết 

định. Hậu quả là giá đất trong khung giá đền bù thường thấp hơn giá thị trường 

trong cùng những điều kiện. Ngoài ra, chính sách đền bù và hỗ trợ hiện hành 

quá quan tâm đến sự đền bù bằng tài chính mà không chú ý đến mục tiêu thực 

sự của chính sách đền bù, đó là sự hỗ trợ người dân thông qua chính sách tư vấn 

hay đào tạo để có một cuộc sống bằng hoặc tốt hơn cuộc sống mà họ có trước khi 

bị mất đất. 

Chính sách đền bù không công bằng và những tác động thiếu tính bền 

vững của việc mất đất đã dẫn đến những căng thẳng xã hội và những phản ứng 

chống lại quá trình thu hồi đất đai. Nghiên cứu này chỉ ra ba hình thức phản ứng 

cơ bản từ người nông dân vùng ven thành phố Huế, đó là: phản ứng có tính chất 

không rõ ràng, phản ứng công khai của các cá nhân, phản ứng công khai của tập 

thể. Trong số những hình thức phản ứng này, phản ứng có tính chất không rõ 

ràng (nhưng chủ yếu là sự phàn nàn) là hình thức phản ứng phổ biến nhất được 

sử dụng bởi nhiều người nông dân trong việc bày tỏ thái độ của họ về chính sách 

thu hồi đất đai. Tuy nhiên, nghiên cứu này đã chỉ ra rằng, cả hình thức phản ứng 

công khai và hình thức phản ứng không rõ ràng đều không đủ mạnh để tạo ra 

một sự thay đổi ý nghĩa trong quá trình ra quyết định của chính quyền địa 

phương. Hình thức phản ứng không rõ ràng chỉ thoả mãn sự bất bình của người 

nông dân hay chỉ đem lại một số lợi ích trước mắt cho một số người trong cộng 
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đồng, trong khi hình thức phản ứng công khai đặc biệt là được thực hiện bởi tập 

thể lại hiếm khi xảy ra trong thực tế. Sự yếu kém của những phản ứng đối với 

vấn đề thu hồi đất tại vùng ven thành phố Huế được giải thích bởi nhiều lý do 

khác nhau, bao gồm: sự quản lý xã hội chặt chẽ của chính quyền địa phương, 

những người đấu tranh thường thiếu năng lực và thiếu sự tham gia của các thành 

viên khác trong cộng đồng, và không có sự hỗ trợ từ các tổ chức xã hội dân sự.  

Sự phát triển đô thị - đô thị hoá - là một nhân tố trung tâm trong chiến 

lược tăng trưởng kinh tế của Việt Nam. Vì vậy, nghiên cứu này cho rằng quá trình 

chuyển đổi và thu hồi đất đai để đáp ứng quá trình đô thị hoá của thành phố Huế 

cũng như của nhiều thành phố khác ở Việt Nam sẽ tiếp tục diễn ra, thậm chí ở 

một mức độ cao hơn trong những năm sắp đến. Thách thức lớn nhất cho việc 

quản trị đất đai ngày nay là làm thế nào để cân bằng được sự phát triển kinh tế 

và bền vững xã hội; làm thế nào để bảo vệ được những quyền hợp pháp của người 

dân bị mất đất trong khi đó vẫn tiếp tục thu hút nguồn vốn từ các nhà đầu tư; và, 

làm thế nào để quản lý được hành vi của nhiều đối tượng khác nhau có lợi ích từ 

quá trình thu hồi đất đai. Những thách thức này có thể được quản lý hiệu quả 

nếu chính phủ và chính quyền địa phương áp dụng vào trong thực tiễn ý tưởng 

đô thị hoá công bằng - một quá trình đòi hỏi sự đối thoại và tăng cường tính 

đồng thuận trong quá trình ra quyết định giữa chính quyền địa phương, nhà đầu 

tư và các bên liên quan khác bao gồm người dân, các tổ chức xã hội dân sự, và 

các phương tiện truyền thông. Đô thị hoá công bằng cũng đòi hỏi chính quyền 

địa phương và nhà đầu tư phải có trách nhiệm về những nhu cầu, những mong 

muốn của người dân, và phải chịu trách nhiệm về những quyết định cũng như 

những hành động của mình. Bên cạnh câu hỏi về quá trình đô thị hoá và thu hồi 

đất đai tốt nhất nên được quản lý như thế nào, nghiên cứu này xin lưu ý với 

những nhà hoạch định chính sách rằng, việc xác định hình thức phát triển đô thị 

nào là phù hợp nhất cho tương lai đô thị của Việt Nam có ý nghĩa cực kỳ quan 

trọng, bởi vì hình thức phát triển của đô thị ảnh hưởng rất lớn đến sự bền vững 

về sinh thái, kinh tế, và xã hội của quá trình phát triển. 
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